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dod, Al 5FAME AHATE T @EFYG HI{FYE FAXGYY B
e #33H vlAT 6ol E B =89 U&S 8- F¢sa, d7ARe
AAA ANAEE A

¢
N

lﬂo



A2 HH A

Mol E
M=
SRS o P
RIS ar2 8
S 2=t - Fem sl =X
ey 2 H & - HggAiEo T
oo = - REI20 2AHE
AR o7
MEA FSB2Y FHIASES L HE
|
MEAl St=Zeix|icio] =3l
Honn.
V. v & | |
C|
l_;;_‘of)% SR P HIlREY sS4
=L
- OIEFE — - s pmua
- BN
- IR FEECy - =X so
Hovi &t Qor 2 o H=
29 !
o, BN &0l




O. F= ¥ FX|f wsto Cfst
psea fxte] B

Fe3 8 FAAG dF A7 W AT AFRIR A F
AAY 72 R FAAY B39 AAAZH TR AP A7t FHE o F
oisttt. ol AFoM Fsl FHY FIFIHY FAA FAHAA Y =97}
¢ &2sdn. £ FelHe FAAY A4 R Hg SN dF dFE FA

o2 7|€Y dT7THS 1Fd £ =Y £ AR F.

H13 JEHdY S8

O

1. &8 3Sa gHo| st A7

1) FHof cfst AFSE

N
=
flo
ot
Hl
AN}
L
>
b
ol
e
o
N
Mo
L
off
X
Lo,
fd
g
M
2
K3
i
)
r

@
AU Qov, B¢ AR TFd PHe AAE AT 4B BEHQ

17 A (spatial immobility)® W74 (durability)ol A ¥]E€ FTH EAo]th(Ball
& Kirwan, 1977). W&t FHL 94 FE AA = A E(bulding)olets
A Jid3t 7S hg e dEE A% F4, 249 IR 2 A AF(residence) 9
A, 281 YRHAYA AFITR2EA AA(shelter)d A Fol BF EFs o
2 tH(Adams, 1984).

Fgo] e FA ouldr BFstn A A FYATE 19709d F
HHEE RAZR o= o]|FojHHKirby, 1983). 1E¢e] FHAFE A FH
8o 2AS A7 FY9 FFA ZAT A7E FEEHBourne, 1981). FHF
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to
2

2% BN AR b7 s Ad, 293 A8 3H Y9 BA
2 geed va F9Fd SAW BAL F4L I8 349 A
4o @ REoZ olddcl UL AARL AGAYL, A=Y B9, 74337
a9 A Ave) 2EY 47, AAH FAh AL F& A7HAG 19
4 Ade A4 9529 37 dARE AFo NS 2o Aaixlo] glof
el 19

Mr
-
O:

o
e

B8 a%ee] A7E N FAEE A¥EY, A2 FY3H 59 H(housing
tenure type)E FAHLZE AT I7H FHAR AY 2 FHFH A AT
5ol F& o731 gt FYL FFYHo) e A AAFFETY ddFYo
2 7RI, AL 1 AFY AA, A, £3 T d¥d 2UES WYstn
ATy, B wt oly} FEHHFAELE FHEEY g F/AAY FEI W
mat g zolzk gk a¥d FEHAGIEHY B =9t FE ATAF
(home-ownership) & TALZ o|FojF oy FTEo] ¢uiFH(rental-housing)ll
& Aol Eobxa gIth(Rakodi, 1995). duiF e EX L FHe L{AE
ZNEo 2 UNAUS TILUE YrolAH, Axe F2 F4F ol HHE U
doz AU 1F FHEAA oFolAEd HF, FAE ALSFY FYEA
HAL AT 7ty AAF ALY & HEA AGFo2E A AR Goy w
AAY T FFH o] RIS E A2 FEEY. F FYIREHY A
e 77l g8 o™ e Fdo] ofd AHo] RujE= & FAZ Qs
W, oA AR FFT UL FFFAC O =92 AFI.

g ol Fe9 Lnel wEg B2 HI2L FUYS FYUAT 215 F
BANA GHAIIE ARE JHAE FE doH, Yoyt FHEA Y dAdE S
REHoZ BEAY X QA & F& Ut old Balle FH dig 22

D od7ld F2dFEHe 9 F FI7 £FFHE Atad 2 JdFHR FREAE F
GBASH 2 1Fe7) 2 soh(E A, 1987).

_11_



Aol Hoz2AN FHFFTFZE(structure of housing provision)d] ¢zts T F=
Aol AFE FAFAL(Ball, 1936). 10 WEH FHIFFTFRE FY
HBFo 2 oloA & st JALH HAAo 2 ordE dgFd AlHH FAEo
FHTFHRAA LA Ads=vrt AHHA 8do 2 2Lt T o)L
FHFTFol 2 FTLANAN HED Aoz FHITFL FYo] e thdsin B
A guig Az AE A A ghe] AAAA &S dH, MAH FFEANZ
A AL A @AY 3 ZHo] I FAlO o]RAL vz AAAH BAZ 29

oH

—L
H

&

2) FH I eHAT

FHAH0] JFE FE FYTFL A VA FHE YFJAT. AA 7
£ FAY YUdAE gxz A& NF7AA(new construction)o] 93 FF2
A 71€ AnFHe AZ(conversion)ol 93 FFI), 21 7|E FH YAHS
23t FH(replacement within existing stock)d % o]t} (Bourne, 1981). ¥4 2z}

38 e AA, 7%, F4 T w dgFd A Holn, 53] A
ZHAA AME FREEA,

N
)
_134.

Hze 2uUFF PO AFAYE JE FAAD, AF, 2D ERY 5
of ol ARA} o7)e] Strastheime €77 FHE, 71E FHe) PAg, AR

Zurtd 4%, 190 FHAAY ARAA 5 AFAM] dFL nAE 2

(A

2) olAL =AY Fdo % FH FA FEFH A WHFFHFA(n-filling) & Z A o}
e Aoz FEEH

3) d7ldlE Ba3 gl o FeAD 59 Weh, Fue A3 Axde we Fady
2 FRAEAe) Wzt AFS Y 7Y Ao W3} So] BF xFHEY, 53] AL
g Feo wzzs AF, BF, 33 % 52 FHuEiygs TRIE I

(Bourne, 1981; ZE/HZ9 T4, 1989).

4) 71& FdAo FAE P MEo=E gEFH o2 AN Eredevelopment)E & & Urh
a#d o7]A4 diA(replacement)= 71& FH AfFHgozo EIH wzA Fx
TAAe] W3lE ¥¥Fslu 9t HAl(displacement)9tE FEHtH(Badcock & Cloher,
1980; Goetze & Colton, 1980).
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02 AXFAY. E¥ AGHoZE ATFF, 45 L UF AR 5 A AAA
2% AU ARAs B FB 5 FUF 2do AFAM FPHA I

AW FYFFL FEoE /&5 ABol YT FIFL AFAAH A
e Aoy BE Feo

FeRgy gdd. 23y A8EY A2 JEF
2 EE AWRE gobstA Rt ok ANEe o
4 ANEE 58 A2 A4S FEH JMA @ FH 7pA R FeALu S
& 238 A% Jtssith 28 9rlde oAE, F99 A4 JdSH, APgH S
5 ojoF @t} (Needleman, 1965). @AH o2 7fwe] vj8 9 HYL A
2 Qo o2 Qs M AEY A WUztel g Lol
P2 Yo, dFEe] AMELE FFo] §3stn Utk 2Hd FHIFFo| #
3 71E ATe dFdd B, auel i o] AqidE FHoRE o] Fox

&

Fdo) Wae 79 BRoiAA @

N
M
X
]
i}
o
0x
ic]
0
2
rk
rok

o T

1) FAHX S Aol et HAIN o229 EI ATESH

EACA b Be d9AS AL de FANGL EAXA} ATANE
2 u$e Han gon, EA%E AUY o BopdA BE ATt o] FolH
ot 53] Mgl FAXG i dFE FAXNGY A 7y T B3}
F4e FAHoZ o]FojH I (Kirby, 1983:5-6). o] &9 AFE EA9 APH F3}
7 AR A Fhg gebstn dWEte IAC wel o) 2vl EAMEEE 2y
ARAZRATA 209, A=Y @59y Jowy e aFod 2
BAABARAH AW 5 uzkAY 2 3A v B £ 3th(Bassett &
Short, 1980:2-6). ®171el A7t} AAIAA ARG FAIEHE Fed HIdygo) AF

ot
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4, 244 AL BolUA RN E s

FAAGY A FAFH A 2EAF S AAAHAY Y (invasion),
7 A (competition), #|¥l(dominance), & °](succession)®] A v]Fo] H9gslma}
o A H2L 19209 BurgessE FAILEZ3 AlFla dtujo] o3 A EHY
th A A gt A BHF EAFZERAHY dFEL Burgessd FAY 23, Hoyt
o] M¥E¥ 222 Ullman 59 AU EZH of$ #A7} Ao} o] ZFIF 24
A sto] 2AF = AA 71He T e Aolth £3] Burgess BHL o

F AnA AAGE Ao YRHE FLAHEAF, 1991)

A714 =A] WA e FAAY A} WA g 71E A7 o2
FEE AYsy, WA AnARAGH 2L 19609 = A ZA GRS 93
AZE AT o]EL TAY AFA FAFEE ol F] A kT uAH AA
9 SN HZdt FAXGY A4 Z¥(trade-off model) °] &S LHA AT

I HEHYA AF7F Alonsod A 2ot (Alonso, 1964). 28 @Y FAE
AE BARsE, EHAA BAAFE dFete FANET 29 dXHe 2EH 9
¥ 2Qg F1 A5 Az AGFAA 7 and By A Jh7e) B @
ge @z} FAYAY & MEo] o]FXtt Btk EAYA AFX 9
Aee 7t 499 uAY ZAYA JarEA a4 X (location)st HZA
(accessibility)oll ¢ja] ZA @t BT o] RHE L EA] EXjo]ge] ZAH R3}

e Agdte Y2 A dAsAn

19609 T o) % 71&S) EA AT W MW AN GA £AAT A
2¢ H2Eo| ooy AP AMWMFIR Bele A BeFAH B
23 FAFe 2AT ANAALE Aol GEA P2 A7NE A
A7 AEs Ao ¥ FE 0F Y P2 LGS 2P T
W, 53 zfuchs A4 259 AN FANGE BAstgth B Fe

_14_



H2e Rex & Moore(1967) 14 HIRHATH, &2 AFEE FYANZY A2
Eo #ol7t && AN 2R FFE vAE TEFIH WURr|Be] BPE F
B2 YL BASGTS, o|Fo] #AYFF o] EUE, o|F Pahl(1975)°]
& AAsHAT. 53] 2o A3 ALY FEAH AGLLZA FYHE THT
AL wiEy Rujo] 9FE A AF 4 dWY #Y¥ J|H, EAAYNS F
g8 Qlekxt, FHEHFMNAA, FEHMEAA T ol&¥ EABIHA HAE
gatekeeperglt 1 B2 £ AP E(agent)d & WA & 215 FALEA ZL 0
FIUZL FA8t QtH(Pahl, 1976; Feagin et al, 1982; Morcombe, 1984). ©] A
& FYAF dg TF FAY JhYe] Aoz A-FAFS FEY F
gAMAYge FFAAH A 79 270 Hu Ut

T
©
2
(2
o
o
A
)
X
o
o,
ofj
2
2
4
B
Lo
e
e
l'.B!',
o
o
©
K
=l
o3t
b
5

He AdTEY ALY 7R A5y, dUd A2FoseM ] FAXEEE
e FTHHA AL AupAIFe] ALFH JHF A-AAH AHE FAGD
A9 o]og BEE F YEF due =dolth o]d njdA JEF EAJ9|
A zZh R A, aElm v ARH f A= 7 JRddel @A, ZEa Wl
o' ZYUATE HFst=rkol 29-"rh(Johnston, 1984). o]} o] FAA] B}
AR YA AFTERSG tEo] o Fse 55T &

o 714 LuAFY 42 AEH AR FHe A 7R T8 74 2 2

o =

AAzC] FHH, ol ME AZFAH FAFH AFA AFE3}7

HAES &3

K
>
4

5) Az FHAR 3 HIEY Ao|E Rex & Moorer F A F(housing class) 714
o2 HFgsly.

6) FHoole AEFAAAR B 9 oYzt  yolrt EXoj o] g AR Fa|, Ao
ZAEA, FE71A, 718k AR FAt fFxol g AEH JpA7F BEAgy F
sy
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@ Jeg wgstd yehdrhe ol
2) FAXIY Mwurslol Bat AT

O EX ¥ RS HLntFol chE Y2 ek
PE SAE G%E UFE A8 E4 2 9 399 32408 Bes @
aFG EANSY EANEE & dT7AA FAFTEY AR o
g AFE T3 AFHReH?, HZEo HEL o FEY dig #Alo] molxum
21t} (Healey & Barrett, 1990; Krabben & Lambooy, 1993).

=AY EEA A4S e AMgEe #A, 53 EX 2 RFAF Adol
o] B A o]FojAn, o' FHEo] A el dF Hete A FAZ
o g st do FLE gnE o 53 AVIAE B4 At
AFAE Adste FA FAS 98 FAH} 259 AIAAFR FAHAEA
g 1§ T84 ¥ (Haila, 1991).

a8 EX 2 FF4AY EHAAe dig A7 BEHY 2HE oy F
yol wel A uZiA Y FEwHoeE FEE & Jdu®(Gore & Nichoson,
1991; Healey, 1991; Healey & Barrett, 1990).

AAe FANYG AEAAY dAd 2H& & A7, 4 MEFAY g4
AR NYeditol Fe AT, AAT B NS FAAH FHAAN H23 A
o] &3 #H Z(production-based approach)2 & o|A2 7=}
T e T FAAHA BHAA A 53] ALAAE FAFTI
Aatolgte BHA AEEH =2 HIT o] HHE 25¢ E AEHE F
Mo tFojed =99 BMA L o8 oE AAsEH. At er FF

W)

ox
tlo
o
>
)
ol
2
i

A Ao th3t AFH AT =2 Form(1954)9] social congeriesol]l thd A, 1960\ o
North Carolina School®] @7, 72831 Craven(1969)¢] Kentx¥d HF So] ot
(Healey, 1991:220-1)

8) Healey & Barrett(1990)9] 79 HIwWHe &4 wiRd wet Axz 24, A
A Aol &, EXHAE, H2AAY 472 P23 AT

A

137
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T Z(structure of provision)ol AT FHAY T FE Hube] I AF Fo
AT},

@ FAHXY L™ cHAE

ZAAGY MEHAA 2HE F ITFE FAA A THAAHL dAE

2 FRao Z 9A9 EAS AxT AFE NIDAEY EAE Lichfield(1956)
oltt, 2 EXNALAAE EXY dR7t €A AL HFAIME nFHdEUA
Zusly, MidE EXY FRKEZ 281, o|AE 4&e A =(the maturing of
circumstances), EX T, /MAEE& A4 EAEH, AEAAL ¥, 5§, A4,
e 59 THA(stage) 2 PR3t AWt 2y Lichfieldd @AE&2 w7pg
A9 AR ATFUFLE FFATNEEZHN EAU 7]E EX) dE FAA A
GAEd e FARE Sdo] sl

olF  AuHAe  GAEH  HIL  Drewett(1973), Cadman &
Austin-Crowe(1978)9), Barrett et al(1978), Goodchild & Munton(1985) G-l <3}
=oERoy, 53 LA L 370 Ald(event) 2E 3 %FF Barrett et al9]
development pipeline 8ol FE& £}, oA MIAAHE 1. /L A
(development pressures and prospects) 2. 7|2E}Z A (development feasibility) 3.
A 8 (implementation) 9] ©AZ GAZ2S FAAAY. a8y o] ¥ s
Ao A SHES HFgsede F83hY, A4 FFAAA A mert A
SAZE dth 3] Rzt g s FAHoR HAAHJY] BEA TTY I
a7k AR o™, 2 dAE o] ofFA AAHEA A e Ao EF
3tk o} 7]o) thdl Gore & Nicholson(1985)E FFF&9 MExyd 2dg AA
A A 719 development pipeline 2 &9 vacancy/NdS& TFAA T3 97+

fure) G uwge) AnEe w0y, s AwnPe GRye e

o Mr o rir
of4

N

9) o5& JNATHAE 47}A) AlAE(events), & 7} evaluation), FH|(preparation), 3
(implemantation), 28|31 & (disposal) &2 T3} tHCadman & Austin-Crowe,
1978).
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e FA7E ok webA AERg e dAEH HI2WAL LEZ2HAE] Al

49 58¢ Aottt 488 Bde AN FAT ALHHY GFdF 1
A9 F¢H BAE hetsedE BA7 Ao
® 79 ¥ FARIAL] HLFA

FeegAgds A3} FA(agents WAE actors)Eo] BHEFH glon,
o]£9 A% gAtAAL HA MLAAd AAHFHY 9oz AL FFA
Ao Ao do] HEH JAEA @E(béhavioural or decisionmaking
approaches)S Fe/Mds BHP Z FA(acton)E e G dAE ZYgs Ay
e FA9 gAEA AL FLA o a2dY PHAY gAaEA HI2L 4 F
& EA43e @4 e ME FAY S¥3 2 (individualist approach)
}5 2874 HZ(interactive approach)d F71A ¥F2 FEIEdH, A3 2E3
HZol o U I AMEEE Ze ez 48A UTHN(Gore & Nicholson,
1991)

durd o JEHAe FHY FAE A FIFY Uk FERIHY, FF
o] A% =7} A9xz] @Al(local authority), 28l A F37|# o] a8 n

e A EXA -u‘-’rZ}(landowner) 71244 2}H(developer), 714 ¢ ZH(constructor &
£ puilder), 8§ #¥ FA E(financier), A& 7Hplanner), ¥ FA+F 7)Y 2} (estate
agent), 2 Y] (consumer)ll) Fo] X HT T3 o]EL BF JGo "t OF
4 2 A4 B FA Q9w A 2 T AYA @F HAFA @A H
o duoz |5 ch(Feagin et al, 1982 Knox, 1994). 2 ZASo] 7
BN F3e L ol AT Aol wt e Aol Yo}

E

fr

2
it

o)'

2

rlr

()

) ALFAA B2 o FAT BA ANAY TS 0D Qv 2 A
osigAel et AFeks SYHL A FAZ FHRL o8 B AT
B AERE 2UL 7 FAS] AN Jle 4FHoE FUsD oYL zsm
AL ALHRAN e FASSS) BAE Fa AsHon Ae GHA )
23R e 7 ojAPute] BHA Ad &5l oA oz ARG

1) 2vlAte] ASE AgARd Yoz BANE FAL ofUAD, 59 WG I
2ol e WAy] GEo BA FA TR Ao
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7} 7te) 2Aolg 7] 5& Az Adse Atk

W4 EXAGAE EAUNL 440 23 97 B AURRe 257
AZE AT Age N FRag s1Ee A7 Ay EALGAY §
g3} olge EALS HY, 2T FAHY ALF7) L g8 FS ALY
Aol ojs) BAE Fol AT L Al AWAA I MAE Aoz

o

Elwtth(Massey & Catalano, 1979; Goodchild & Munton, 1985; Adams & May,
1991; Knox, 1994). 284 7]& F99 MLd 4$ F824FAH(homeowner)7} E
T2 T 4TS T, o5 gAEA S Adel AYAHA dFS
ot 538 FYHAFAY JNEFIl et O 34 e 924 Yeida 9l
o] ol AAFAQ 4L FIevtn & 4 AHWhitehand, 1988).

st AL 7] @AM Fr1A FAE @3t FAZ ANHAD A

wzE H2E0] A Ad 9o} FAstGnnovator)E FAE BE =93 4
2 2253 9 tHGoodchild & Munton, 1985). 53] o5& EX Fujet /pu2A
< 53 54 A MLHAE AAS ] WFol Z=AF T FAHHA IS v

Aol 7Y Leung(1987)2 Autdals 2ujxte] 96 B3t 4= 2Az
ARG S MEFes o5 JAAARAH g A7 ALAAHE o=
Halo] Frka FFstgh o9 #HstA FAAHY o] #F AFEA FH
Addare] Agdd 92 HEgE BAY d7%  o(Nicholls, Turner,
Kirby-Smith & Cullen, 1982). 28t /§2dA= 2 7R we} AEaA A
M2 zolg Roled, i MEYAEL AATE, 24 T 2As o ALE
Fst=d B8, T2 A2 ALFAAELFE A9H |9y FUHe] #A
hte] FQ% @907 ZAEde Ao g Uehyth(Leung,1987).

ditd oz AEAYGAE AHFES ALAT, F2} WEz2 o g} =3
gt 71wl Aol7t gk FATEY HAHYAE EA widdMEH MEAg 4
Ao ol27|17tA] ARAge TFe Yo AEAAY JE7A FPsr|E o
£ oz divtE EgA A o ¥ 9 oty A AR 9Ede
357 871 WEel MAEgAs AAAdRY d9E BEA TFESME A™dY

o

._.19._



(Short et al, 1987). 23 d AHLAAE FE T3 A9 UvoA led, F
g9 4A % FFel wt GFd dFE FHsY) Wi 2 A gL t=
A YebdtH(Baerwald, 1981; Morcombe, 1984). ©]¢} &&d FAX Y s 2aHA o A
2% 2 g4l Wi & ¥4l wel Short, et als(1987)E FHALAAE 7}t
2§80z FRI}YH),
a9 FAAY MEHPY FAREA FFASTALA, €I, FIIAW
F A Eo| glth. McNamara® FAAY ML L olsstr] Yalix e BHH
2E FAES HAEHF o AHEL, 53] FFAFTAMALAAY L& F2FHA
th. 1¢ AT 93t¥, Hertfordishirex| 99 A7 FHAMH A Ax4 A
AAA Y 75%7 BEAFTAAAL FHAHIAE FIA AT Rz I
o2 FAAHQ HAAA o9 JEL musiy, HFAH o2 E AP JFE
< Zevda FFsAH(McNamara, 1984). Williams(1976)% vl 74X 2 FejA) 2
BEasAdae Fd9 35 9 ¥ F2¢ JTE s, |59 #FL
FAAG Y AL A Fzo] FFE mRTn AT
53] Palm(1976)2 FEAFAAAS] 8F FHo] FHH oz F
o, o] AL FHAAGY FA HAHAA ade] HM, FAle AL W
9ctn Fgstde. 2oy Larkham(1986) FEAFAGAIL B3 Ase] F
A QAsAT, ARFAgel 1o} olgd FFL T AFHclgdn AHEA
o}, X3 Maher(1989)= FH vl 2 #AwAAHE A FA 8] A (time-consuming
process) .2 TASIIL, °] FAAN RFAFNY
providers) 24| A|7t3} v]E& Fol& 9¢E @y FAT Ut a2HE=

EEASNGAE W3ty FAGZIEge FYAZY  F 7l A (intermediaries) 2 4]

0! i
o: d [

e
rl

m

5 o]

=] o

0
o

M

lv

-

mlo
k_.

N

F.E,

\1
A

}= A XA F A (information

12) o471 vi7kA f8L ¥4F 4 <A (negotiators housebuilder), &
(aggressors housebuilder), 4% % 74 A (cautious housebuilder), 4
(naive housebuilder) ©]t}.

13) %7)(speculation)t AHo=Z ¢ B 74

o7 FAH wun EAFAHA BE FAd zZtu ok EX 4 BFAMNLHAAAN F
712ke) Aot 25 9 Fol ds B2 =] Ut

¢ d4sn BAsE Ao A
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48 e Bzste Yol
=3 FHFEL dEE 2P LY T 56

AQste A2 FFH 4T F9en Yrh FHE AA7I3Re] F7IZbol, AR
Fabdo]l @y Mol A dRAAE ¥ AEL YRE &9, FHnR
o gAME AN AL IR Bse FETIAF WA= ¢
we HE&s 282 o 53] &HY FHdA FHIEY 2L YFEAH
ot ARAA ez vE 5 ded, WP A¢E F2 A
E3tH, 97H FHe F§718E o83 AFE 22 . 2y AR
o A NEHOE o]FofA7] Wi A ot 7}

AN FEFH Ako] o]FojA7] HEA I FRE W& FE o

rlr

[r
ol

33 28 AHconsumer)E FHFLE UG FHP FARAM A AudF
At F2wHdMe AY Zhe gAadAd A7 JFTE YT ol
FeF ol o8 Ade] Ao} A, o] AEH HNzE FTHEHE FHY
Fejol &L vA7I= o o7y 54 A9 AR A 2HAe A9F
Rl(local resident)®] Z-AelA 7gel A-2HAA GFE w7 = Foh

3. FAHX| ool Hslel Fato] st X AT

FAAY W3le} A AL AFE A F A 5EZ UE F gl
o 2 stvrt FEEgd 2 AL #¥d FAAY #d dygan ddu, o
shvte FAA] AE FAAHY ®sld e FAX R3E 24 A7 1A
o]t}

HAAE 19599 Hoover & Vernond @AF-olA  H]EEHQow olF
Adrews(1971), Smith & McCann(1981), Knox(1993) 5 A+7F itk &#H Fzt
o] APA AFE 19609 o]F FRAHOZ o]FofAY FAAH EHegd wE
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3] A (revitalization)o] HA E=AAHo g &d-WaPs7] A2 197080 FHHEE
EA35 At 53] Yeates(1990)= A3 AS A7l 2 (redevelopment), T4
(gentrification), 2] 2% 7)¥(incumbent upgrading)® Al7}x F3do=z F
Bt eH, 4 ¥R 48 ALTER, ¥ AE, 04 54 FoA Aol gl
S B9 ot FREAA mAE g BF 27 fEd 4 FHFES AE 4
A-F7hekrlE AT Bt

FAAY ALARAF BEF FAA W WiEAH AU Hoover &
Vernon(1959)2 & WA@Y Z=AINE}Ael did AALH A& F3 F4
A9 Wgle] HAGAE S5GAZ FEF LW, o]E five-stages modelZ A A 3}
JoHd, 25L& dEA FAAGE st G2 atd JHA FAAR] Wt A
ZHA g gAlet ARG a FFAT. 2y BE Age] U WHIE FH
ste AL ofyH, 97lde WA FE3FF(housing supply)e] 7HE S8 a<lo
2 g3, gdgoz HZA(need for access)@ % 54 (characteristcs of the
people themselves)e] F&& vtz 2 &3}

Andrew(1971)= % T %7} X (aggregate structure value) 7Hdol §Zsle =

28 AAEAY. 215 FFER7

A9 wgte] weh FEo) WaRA S YFLA, S8, 28T 4HEAR T2
At 47N HEDGAE T HEDAL HF HEIAR Yrded, 53] &
8474 Ad(zone of uncertainity)l F3+ HEF DA NN FHLFA7E At ¥
go] #AE FA ¥ FYxfAs 7€ HES ABIAAY FFEFY2RY
W3lE ARz s, g AS #¥(wait-and-see)d] BEE FHFoE 7}

Al EX 7B F7](land use development cycles)®

14) o714 1gAE @E7TE FHE B4 FEx gy gFxge FAHoE o] o
Folx &= 19 3} (suburbanization) @A, 2@ A= A A (transition stage)Z FE ] Al
AR AFF7 Mol Yehdd, 39AE FH AFHMol A9 o]Fojx R &&=
Al 71E FHo Ay A3yt gosA JYHe sl (down-grading
stage)ol®, 4BAllE 71& FY9 B3, 93, I35 Fo2 VE FH 2 FAAY
o] A3y, vk g 50Al= AL DA (renewal stage)2 =FFHo] AFFHoE o
AHe, o] GdANME F2 FFo] MYttt
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e A e A5 HFHFHDA o8 B,

Smith & McCann(1981)¢ EdmontonA ¢ 402 1921-1971d Abo] F7
Ao MY 2 W3R AEL A8 Edmonton stages modelS A A8 THS), o]
EL2 FAXNYY ¥zt A& (conversion)F A 7§ (redevelopment)®] F7HA] F
2 AAEH, dA7I Ao o WSI FEHOR o]FoAY, AT ATl
ANFHAAN FAAG JHo] 443 DS AU 2 =AY A%
£xo g FAAYY P4 R WsE JAHAY ¥ Teva FAGACL

o719 FAFAAM FAAHY A 2 WAsE SPGAZE 49T Knox(1993)
E FAXNGY Wdle] 4%S wXE 8902 FH EF =73} A7
A Wzl B 9 olyg FExUbx e 2 AAH 29 FoAE AFHHATS. &
3 wx g gAY AALE AHd wE g Aoz HAHMID, oA 9
T FAAGS ZF ZARHA FFE vAde AHES B2

9 A FAAG W) B FAHA ATAE T BHUES
AFOHB, W] FFANE
243 A7, ATYe] mE WHAAAL vEF AT, YD 4B SUNN @

T FAANY WsE T vy n
I} AALEZ 7|& FUERY vunE T FUFAAAY WHilgeE X
Lol FAX 232 A5 Q. % DeGiovanni & Paulson(1984) A F7

.ﬂﬂ
12

15) o EAdAE FAAGY wWHIHAL 194 GE5/MT NP (single-family
development), 2944 FA X9 AZ(dwelling conversion), 121 v o g ojgte
A} 7§ 2 (apartment redevelopment)®] 3942 FE314t).

16) Knox9 594l Y3 gA, WEFRA  dA(n-filling stage), 33 @A,
thinning-out stage, 281 vlx]Z oz AL A Folc}.

17) AAgHezes dA  ANd(enewal), FE A7) (rehabilitation), =A%
(gentrification) & #|A)s}Ath.

18) o]9} #HHAGF AFZE  Cybriwsky(1978), Badcock &  Urlich-Cloher(1980),
Goldfield(1980), Hamnett & Williams(1980), Hodge(1981), DeGiovanni & Paulson(1984)
ol ok

_23..



flo

ANas Ao QA Jeos FRAW, AR 40 ¢ 4P uzE
Be AA530E /& FUSET § R Aoz 7450 8L B 39

339 FHEEUE A% FHU A& 85 F(boarding and lodging) @)
Z ¢ oj) A (housing displacement)‘?;’b‘-% #2413+ Badcock & Urlich-Cloher(1980)&
FAAG ¥zte e FH NLEA o EAIY FRAU}E AT H
ofem, F7ke] HHAH AFA A AT FHATY. gEA o]AL F
AAA A=A ZFA(direct institutional mediation)e] AHEY B 9t ozt RH
A 8% Add AR 5 FAAZF AT FYHAZHY AdFA, FEAMNFEA,
EAANE T 899 M E §FE B Y-S AHAH

3H gz FAANY WY gadd #UI AFH A7,
Maclennan(1993)2 €134 2 2 ¥ (housing revitalization programme)?] +H#
2 29 SFEHE AP o, Whalley(1987)E FHRES Z 233 (housing
rerehabilitation programme)9] X <97F zolg& 7#HE F e ELE /MR
g™y 2o Rl &, dAE FAXNGYFE FYRF T2 IORE F31387)
A A&HQA Fx7t o] FoijA R @] Wi ZR2aPe] Ut WA Yeude
Aoz w3 A

Eg WSPHE LY ATE Carmon & Gavrieli(1987)& 4539 9
AR whdoz AALFA A= s)ZH (institutional solution)3} FHEo 23k

127 872 3 (self-help solution)& ¥ W], £47} o HTHoletn Fgsach
AL FUESY Foisl Wl APHA G2 MADL U BAFE Ao

Goetze & Colton(1980) €Al AR} BEF FT& T3 WHEG FIE9 2
nHe HodE2 FI O FY 2 FAXY wWIgE  FxIdd. ¥y
Margulis(1987)2] Ao Ao th3t A2 (neighborhood confidence)?} %1

19) o]&L FHAAE EHQ(voluntary) ©lF7F obd 72 (compulsion)dl &g 3
7AYo, 7 Feo wet FE¥(induced) A3 722 (forcible) R T2
3t o},

Ao 2
2 7¥
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S9 gaEgel AAHY FFE FAT Yol AHAA FAAD ALY B
o Nezxe FHAoRd FUSY A4 ZHE ALNAG da g w9

-

o] A O'Loughlin & Munski (1979)2 A ¥ #F2, FUFA, JAY 8l Fo] A
dF F A9L MAGY FYRSF T2aPo] oJPA APHERAE v ATEY
o 2 A3 5 Yzt Fold Ade FAALY H2A4H FE A9 wEst
FFL v Aoz Wz a1 FHWsY g FUEY HEE o594 A
A4 AR 2PFE Bdo] A+S AHsAUH.

g

=AAT] BHAAM FAAGL wgsE BEMH AFolE Larkham(1983),
Whitehand(1988; 1990) 5& £ & JAt}0). 53] Whitehande AW FeE+8 F

Zhell W& = FERY @EFHAHY wEE EAEHAC. ol A wEFH
A do Wztel #HP FAE o7 H‘i‘a}‘ﬁx}, EA &AL, BE5AFEA1, 387
# 59 olFBAE BAsH o, o5 o]&F T AV dEFEYX A W3 o
el Hi dgd FAsIET 2y g MEy BE A H A FUFA et
Us AL ol AE AEFoz MY, oA A9 3 Ay @4

FASY 4YuA 1D APRRY 9T Fo] JFL vA7] WEA Ao

o
1}
NN
N
N
N,
o
of
o
b
-
M
o
2
Shis
X
ot
rie
o
ot
=
1o}
0
=
lo
r2

Fob EANRAIGel o

43} 20 e FAAY BRE BHF o|5Q08N A7 Fo| 9

A8 s Bla-gAste], dAAEe FARS AHGAT FE {F3241992), VA5
(1993) 52 EATIAYGYAAS T3l FHE d5FEA 223 Wgs n@s)

20) °]&2L “Birmingham school’® FZ &2 B =AE AFsich
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, EAAEGHR AdolA dEFHA FARA A R AuEtE AAE
9 ¥4 (1993) = WrtTFHIS qAdFEE FHLES AR FHAMY
ARE BAMALn, FARPAIN)L AL FAFFNAE A4 FAANYY
F7EI o w2 ABLIFE AAs o

H K

4

Ho

H23d oy =22 B

1.71E 7o 2HHE

—
S~

FAXS 7ol cHEM
ge FAXYe glo] Fdo| 348 249e YFHoE AR
,UREY 2750 A AAel FHE T FUL 2ANA 22 U
oA WAET. 2 A% FANG Yo gl T 54 L W3
5 Aol BA R FHE FAAGS FARE Uolrt FAXY B3
g AFRAe WG FLY asolth meAN FUL FHoZd FAXe
ATE FAAGY 4Ag FPsed o Y& 4¥de AFL & A

A ot 2% 39 2 FAAG) @ AP ATFYH THA
Ay ¢4 r)l@e] FYATE FUo| FF FUnTE 29 3Ue FRAYC
W, £28 A28 FUATE 4R ALN AY 717 F8 ¥s 2
Aol BAL FU7) Wl FAATA FAAGE AYete @ adozw HF
HE Agol AN e FU FAAG] gF AFE FAAAY ¥4 2 W
FHuT 2 FHH AGE BEHYY) W FAAGe) N Feo] e
BrHe Ao BFHYL old] wet FH FAAG AFE 4714 BAA

W
i
¥

A
ra
-+

o

R
3o
o
Tr

—

A]

rlr

L=
ki

tijo
r_‘:i
o ox

rir

Lo

al

[o2w}

olgl3t Z2W A HZ =95H 1 U+ Balle] FHITFTZEHN HealeyE: F4
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29 AAEsT AunAe @ AAAY F2EL TS FAAY ATl
439 AAEE AN Fn o, o5 A7} ofA7A olgwA PE
o} A AGe UHCZE FRH ATV vl Holn

2) sty JeFEAHe 22

WA ZeAsE FAoE AL wATR 23 Tt oEL AADA
AfolA F1E A WAL A7 AT ZFEAE AR AR o]
t dde HHES ALtk 1 A3 oE ATEL e AAHE AL

_Zr
A2 02 JE ATS] ALY AWAA BB FAL A AL FA g

S0 2L 53 gk AdE d2E ol2d g AwnAel e ud A
Aol 4FHA ATE AANE B ABFAY S4el 929 ey A

who] i AF7} lojof i,

A& FANGY Adel BE ATE ANE AUo]N YurH WHHFS
setate A7g mAH AN AW FAAG] WHE GRE FUH AT
gEE e, o5 ATt AANE wA Rahe Agel Yok A 4§ E
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Al IS Aol FAAGY Mk wMEF S gotstede ourt 9
ou, FAAY AHY WMEE MYdtede FAV Atk oo wE FAXH W
sto] i 71 A7EL NE AF diF vAY AFE FHLE o|FH &
AA9e 448 Fdstede FEsy, T EAWCAA gFsA AAEn e
Hte] Fe Aoz sepsteds AV Ao 53 AANFH FHAA A
of w2l Wate] Fgol qE2A AAHE FFSAM AY FAANGTLE o=
g oAy EA4L A7 N3 kst glof o o] U

i FAX G H3je] g AAH A4F A vAH FIATFE T
4F71 fEME AFAHE =X A2 Soiste] Az Wste] Fg zho}
3, o]& ZAZ & AE AHHAHY A7 ot oA wiste] AA A
A% FAHA AGATE ZFANPLEA A 299 FAHA WE oty
T AA & F4.

2. el

NN AHG /lEATe) EAYE EQE 479 2 B ANsE o
2o, .
2 A7 72 BHE FYS FA02F FAXGE AFo|th FAA
g4 2 W8 5 ALHAY 26 BE FARAY SHL o] AHA
AFTYAT AR S Aesiolop gn. FeFFL Mo 79
2E 224717 98 Ao, ok FANY FA49 WA ¥ o8 2A=
2529 7T FAA Aol 47 A FYL SN FAALY 437
of dRHoz FAUY. 1PEL FYAA 2 o9 BAY AE 59 FUTF
2hoARE A2d AT ool &, old] Hate 7Y FYHH, AR
A4, FA01% 5 F90) Y@ QA9 A £ ZUE setslajo} wi.
QE} AFAMG) 9% FHFFo] FAALY Yo AHHA dFL ¥

=3

S

Lo

N e .
N



U 71EFH] A% g A Tl 9 g FHIF Y 7E FAAGe
% & v B¢ gdgsA AN FETFY ¥4 AA #
A A FAAGE AEEsE, Yot o] RE 71E FAAY E&o A
olvgt M2 FAAY B3E FEs7E o ¥R &4
o] g el wet AFAMde FAZ A AF & AT F /€ FY W
F9 FaAol dal 7HdA Tl W@ A7) Fadel AVHR
gk 28ez FUHIF FAdo 44 FAA A i AFH A7 AR

=]

ol
0101[:
tio
=)
Y
M=
=
e
0]

ol & dFlMEe A2 FHITFH FAANGY A4 T 1€ A7
g 7122, 7Y W3 5§ dEFd g WsE B AAHE 71E
AXGe waAAGH 2 §4E& XA dH<THE 2-1> F=F).

F93} 53|22 7|E5H 0 wziol
715 By 23 FAx|o| @3

Feolp
mgmﬁgﬂgxﬂq PR R 2

FARAAT
ER L] | RETEA 2
<k AR x{ojd 2
J|EHFY 2HE "9 &

(ad 2-1) o7 E



e 2 AT A& BEFEe At ARFAY FHo| Wl ch
# guz AAEgE FolA ALRel g A7E A=A 4T B o
GakR 71E R gl wa tad Ao 2 4 FAXGY WaE

2 87 Rl 71N AugNe dde ALRAR 2o BAW ALFAE
2Az FEEE, 4 Awge B e Fde gge Yy

me 2 AFINE JIE BEFYY ARYNES FHo= ©E
shepstn oled BEFYAGe WRP S BHHRIA Bt

olgh FA 1A Fd Y FAXY W] #F AP AT AN
Fo UAE ATE FEE RS BEH7] Al B ATAAE ANE ZweA
Agel A BEFAGe] W8S Hoisn vEFYFAAGe WHLHL
A ARG Agstel GEFEY Wt B F

Ax e wsiel B4 BAge Aoz Y2stnA vk 234 FozA
19 FAA ¥R 3G} FAAY 2HEFL ol
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M2

AL 1 A9e THHT & T S4E wgsn gom, Fde
WEE 23 FAAG) WHE ootk FYe FANGS THHE AY Fa
d axze Stz 53 FY4Ye Frs BUE AW 8U5Y 9P veo
25 Sy HEAY FAFE0E A FYY RREL AHYD BF

$2)
Yo Wste FAXGe Wale
oaety) AANE BETYL
 mao] A olor k. olelg BHA

-

N

it

i
ox,
!
<N
A
X
18
o
ofh
oX,
i)
E
o
2
=
ob
2
11t
&
f
1...
_>'~l_‘
rok,
_\1

1) T2

1990 dA A& F FHALE 14309813509 o231 JTH<KE 3-1>). 9]
AL 1960 d S Aol v)3) vl o] F7HE Aoz FHE F AFFY FHE
o] BHE AL AUYT W FHYPHo] FEEA o] Rl T HD o™
g d59 & FHARFT A&l Az HlFo] 1960d 80%14 1990 &
20.0%¢°l ol23 gt ol EAZe WE A& AFIFE WIS e B

D AEE F FYAD div] 94599 v FYIHELS 19889 1.49%°19, FA F7t
S Qe A2 GEGRTHEFTFHL2 8, 1989).
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gk ool & FHo 2 19609 olF FHHAMol Mo AFHUALTE WHYdsn

Aok AA 1970 o]F AA FHAAMTT 20% o]do] A golA o]Fojx o,

1980 ] ol & F99 30% AL AL AAHIE = F Sy
%

FHAH] HEE FTHOE o]FqHSTE & F A2,

<E 3-1> FEHML Fo| & FEHEFZ, 1960- 1990
99 13, AT, %)

T = 1960 1970 1980 1990
Fd 287 584 968 1,431

A VT 5 447 1,095 1,837 2,815
FHnFgY 64.1 53.3 52.7 50.8

A7 7h &7 56.5 481 45 38.1

g 5 3,589 4,360 5,319 7,160

- s 4,361 5,576 7,969 11,355
FURFE 84.2 782 72.7 724

A7} 7} 1-& 79.1 68.2 58.4 499

F: 1) FHEFE = FFYF/F7H5) X100
2) AW EE = (RAZMAFAFF/F7H9) X 100
Ag: ALR 1987, TEARA 25EAL
AA718 9, 1960,1970,1980,1985, & 9= AFFHAAM AL BIA
SAA, 1990, 1T FEYF AR LA,

2) FHEFE XU E

FHFAE A FHA A 2HQA Aoz FEEY fHvety 4 A
ZEAQ FHEAE FHO HdFH FFdA 7dse ¥H A AZEH. ©
7y, @753 22X S g FHsaE AS FUMEALY, FEHEE

o] o] F8d PXA RFPoE LAY FHFFY EFFE FAZ AAF 5 3
o olRAE FHEFE FHAofste M 71EHA A

Ql

A FHEFEY FolE Y

]

2) 19723 8 199471 FHALAAA S AR F(ALE, ALAFARE, 4dR).
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2d 4334 & F Utk B FEHRFELS I AANAR A S U
FeHFAY Fo ARZ ol FHIHE He AT # F

o7l #Eo2, ot 1980d ) T FYAFA the R AIHA AYH AT
Z7h&e] o EstduA 710 Aolet A,
Gl FHREZILLS FY FRFHPAME W ALY FHRF L
g7 FHAY] FQ ANFE OLHIL YT AT EY FolE AW HEY, 1990
W @A Aee AtFEe 381%0 EHE AAoth o] FAU He AL
1980 ] Fnk o]F FE Mol uwjg A o] FoA FHRERFE ik A
Hgo s EFstn AL 19609 o)F AL sFstn glote Holth
3] A7 FAY AT LG #AHo] As ARE Bl EFHI A&
o ANANTEE aNF FANE BAFEE guaddn & § g,
1990 FYEFEY A9H dFs HHEUKIY 3-1>), §d FHEF

o) bt Be AGERE BE, 474, 44 59 F9A9TH 55 AnAY

dim

82 o

’

g% a3 AAAY 5 hERol 1970dT) o] % o}FEVAZ Agd Aol

AEc dgos uFgo] 50% ol4o YA FF o4 Ade oiREw

A FUAAET YAE HUE AR2E A% 5o HEAA 1F ©EFYR

3 FHEFEY A= ALt Jde M 2 FEH9 JidH #AAE FAZ, A7)0 dis
7brel g F b obd FEd A fEFeE /MR bR, agn Y9 3
$E 2fAMoRAY Fao] ohd Bt FuS ojd A9 Y FATROE A8
L

€ AFEL MELe2AY FHoz A sAE XA S0l thKemeny, 1992; FAE,
1991; 3t=ierd 41, 1987)

4) A7INF &Y FAY dANFY FAE AVITY BE FACE 5] ¥ ®ul
ofuig} AMAHAT FAS G Feo {x, FHET o] BAE 27 wEoHAEA
AT, 1994 a79).
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dgo) aEth #¥ MuA WA FAAGE sty YT, FUET, HET
dold™ AT, BT, TRF 5 BFLo] %A U
eton B3 34 93AY9 72, 7Hd%, EAF ddg 41, $4, 24, 4
4% 2o FARFEo 0%NE WA Ean Qe ARt a3 904 B4
Aol pARAAY FAE, UITE, EHF SE BFL0] WA veta gk
Fd A7t 28 FHEEEH fAME FHF d
3-2>). Bx @7kA Sold e E4 ¥ =4 F¥A
HRA A JvEga ey, A7 E < e
g3 FA7% HHE g A0, EAAGY JE FHE] U
o

Adolgtn & F gt FM, 2, AYE, BIEE oJoiAE U A9
$ 197097 o]d BEFYAGOR AVHYLNE BFHD AAATEe] B
vehba glol Fef Pl ARAS B ohieh AGe A RAH B w@

AN

[‘

1) £HE A2l dux

A£AQ FHAMA DATFY, dAUNFES 2 J1E FYY nUHAN
o2 19959 @A Ao AL ARARAL 161,0508m’lH, & BRIV
631%% AA 33 UTH<E 3-2>). ol AL 19899 593%0) ¥la) Agal Z7Ha

k!

lo



0661 ‘&

K

1c

e

(o]
2 5

=2
=]

+idiciy <e-€ B>

unj 0}

3%

i

RIYE

ShrLdid 066l ‘RS Eix
RBiah B+ 8 =() =
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FEoln, oy 1989-19959 Aol F HNEAUY F/AFFT FAL] T43%E
AASRL Yo NEY AS kAR FAE AENF EAAT] o|FojAx
A& & F Aok

<E 3-2> MEA FAHE H=HHUH, 1989-1995

(&9 m?)
T T 1989 1995 3} 2F(1989-95)
FAL 189 AdHEAHA) 112,464,737 161,050,935 48,586,198
F A8 AdWHB) 189,727,990 295,121,875 65,393,885
A/B(%) 59.3 63.1 74.3
1% FA E"‘:’ﬂ 10.6 15.2 46

add $¥ 3 ARAWAT T AR AASE MFL A¥uw F
2EE sote & Ao 19959 A FAE A8 BEE <
3-3>014 Uehdt vhe} gol, B4 B4 FuAce] A3 FAL A% WF
7

(97.7%), 8335 ( ), AE25(973%) 59 BF F7A&] HA DE AWAHY
95% old= AAFIAL o FA o] JeEe] A9 e AHAE & F ATk
ol MR 1F AHFE AEC] FFTE AFHA FE-AF FAAYA H

k1
>
il
1o
oY

tio

- 1970 SHr o]F T A R3H(gentrification)
ES

(revitalization)& &3} =4 FHA A FA7%5o] AYAFEL ok, & 4
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<

ol FHTt 1R H& 4

1

A
pus

GehtA @ . A

42 A9 F& e =449 FANSS

371 98 AAe dgolghn ¢ 4 vk

5

}

S FAAG AP HHAA o3

2 uFe s Yt

72 5 4

L)
gl

Kk

o

o

SRERRER

15.2m*(4.60%)o] ™, o] AL 1989

gk olyel 197599 7.1m*(2.15%)e B3|

S

AEFY

o

T

I:]

L

)]

AT, 1995 A A& 1973 FAHEH

d 106mi3213) Rt =159 S

Il

o

N
Njo

§ Fdo) st

0|

e HEo 7ol ]

[€)

=

Feo Ayg

1

AHAF A 718, 1975). 2-H 1%
3]

[e]

[

L —

L

H) 3

3% 1981\

StR o, 19854

5

17693 &3

AFFGANA B BEHsA JEtn A
THE A%, 1993 25-6).

Fol o, 1989 9
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A%, 1994).

gy Fdo] AU or RHG FHA FHO giysie 2y¥FH
Fae AW AN FHEAE ASA7IE dde] HUE o, geia FeEg
29 g FAFES FHANEGE THAY SHol gl v, FHYEAE 7}
FA7IE FAAAYU FHE A Z1 dga s

<E 3-3> MEA FH Y FMu| W3l 1975-1990

(29:%)
T 7 1975 1980 1985 1990
14% ©| Rk 35.6 25.8 16.0 16.9
14-293 48.5 49.9 49.0 49.6
299 o] % 16.0 24.3 351 335

FFURRE AFAUAL JFoR ¥
A5 FAA, AT B FHAAM S XA} 1975,1980,1985,1990

FARHANME F3HA e
o2 FAWEAO|

L)
Ui gloh 19959 @A 107 FARZ ] 7HE & A9 dd2F
409m’Qdl ws) b Fe HMHZIZbE 45m’E T A ze]l B8 364m°e) o)
£ Holx Jrh. T 197 FAUHY MEA HA BEXAME AFHoz 73
He #'s Holn doh<ad 3-4>).

<ag 3-4>& AMEHY, 1903 FAUA ] +2BFAHA} o] AHFEL U A
2 olntE URAAYI ud SEFHAY FI A Ut MA ofmE WA
doz 1970 FEMNLE T3 ofSEUAR AAHE BHE A, FE A
Yo #-bst] 19809 otgE dAE AYd FAHAF, LEF, FIAF FY
A9 dAHe gt 1960708 AL o]EF, AW LT, dEE L 2
19809t HANEAIY S FEA AAIIAE JiEE EBF, 7MEAGIH AR
5ol SFEt oz 107 FARHo F +2 ZFUA o4 1F IEFH
Aoz FAF, HLE, A5T AU A8 F, AuF Fo] Bt 19

f
o
T
ACA
N
I}
b
AN
©
>
18
N
2
o
.
T>
[\D

j
TR
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AEgA BT oldeg 197 FAHA] v YL AHJo2Ee M7, BT
T dUig EFE FHLEE FHT AY, F2F, FAF, dEF, FuE
o AT vtET 4o, g3 HI olREGAZ Jdd WEF, 4EF, 7

2 +2 BFHA A9 vF] FEA G FEXG H]Fo] nE FHo)

ojf

ofr
ojf
lo

29 MFAME AFE wsh 2ol FA ol9] 8 J%
4 RTINS AFol FAFE JBE AL Aoz BRI,

55 F2H: o2 9 199 FAVHE QolN AUE FUrRFE
FOH BT 48 AAHT Yok oA FYY FH £FA AH FFol A
2 =94 Ro] ol BFE AdHez A2 BPaA ABHo] ULL Hol
F& Aolga ¥ Ak

\

FHFHEL Ad} A, AFA AF Tl w=2e A8 XY T

HE yehd RAolgtxn & < tH(Rapport, 1967). 1970 ] %
AMgelA vehvda e FEHFER #4898 7P 2 ¥sle FL 094 oYy
Aol Feg AAste olRE, dHFH, qAdFY Fo FFFHY Frtolnt
a8y A2E FYHFYLE Gt ZEE F glon, FAGHd BAFHE dds
2 A s g3 AAHEAM 2 Al AFRddn & o, AL TF

F9 27te BN A% FFHE FYFLE 337 A9 799 195 @



FEFYY F7I2 A8 215G A& gREAH FHFHoR 19704 F F
B9 884%2 A5t ©HEFEL 19809 70.7%E Z2dAon, 199536l = 574
A%, 3B1%2 7 wFo] AAA F2ach W 19708 WA FYe) 41%0]
Bisd ofstEE 19959 739 E, £27%E GEFHERT o B uFE A3
1tk olgtES A FEFHYY HFo XgHE dPgFY 2 dAdFEE 1
H| o] AR F7iete], 1995WdelE F FH9 211%E AL JTHKE 3-4>).
b3 7€ 95539 Aun #dste 19853 o] dEFHe A 7}
ZolEx glon, olgg AL 1990 olF HA si&stHn Uoh @A A&
o Fa43dE FHL A BEFY R ¥H oiRES FHo=d
Fdoz gAsw ow, ¢ elg FAE A&d Aoz diwd.

oH
of

o

<E 34> M2A FERYY F4H] 1970-1990
(49 135, %)

7 & 1970 1975 1980 1985 1990 1995
=38 | 516(88.4) | 618(83.0) | 684(70.7) | 689(58.6) | 660(46.1) | 568(33.6)
ot E 24(4.1) | 58(7.9) | 184(19.0) | 306(26.0) | 503(35.1) | 717(42.4)

AY-GAd| 3459 | 406G4) | 69(7.1) | 137(11.7) | 230(16.1) | 353(20.9)
7] e} 915) | 28(38) | 31(4.2) 44(3.7) 39(2.7) 54(3.2)
A 584(100) | 744(100) | 968(100) | 1,176(100) | 1,432(100) | 1,692(100)

A5 AFFEY FZAF B34, 1970.1975.1980.1985.1990.
TAA, 1995, AFFY FA SR
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H2& FHIHYH FI{X 42| A £F6

1. FTHXY 2FAA7((1945 - 1961)7)

dA A A A& FAAGLE ZHAAY FAVMAE FAHLZE FAXYGH
19363 AAAZMAAYGTHN0E A AMER FAANGLZ MEd 10/ A+=2
A ARG, F 5062,098H e D= 10/ AT+ FA FAANGY A
o) Bk ol o]F Mg AtA &2 A NG E FH 53] FA Fo
U] Ax Bro wFEE wEt FAANGY A it o] Fojzon,
T AT AL 2 Ao g NEFoEN FAAGY UFE Ry
kol 5, 1986).

1945-1950d Atolol = AAHA FHAFHo] FHHA R3Fon, @A A}
I TAH Yol HirrSe] £33 22 I3 AFHA Fe 7 Yol o
FoR. wEA HQH R FHo] B3 AP dd 2 ARFTEELS AH
B A & ol &3 EAH FHAG AANE FRIGPOH, oA F3HI}
AF27F GdiEe A5 MK, gy avtAy dRyew AA FH o
70%9) 139357t S HYon, AF g & FHSE 60tz Bt FUR
A 53] FAH EZEA ARsAH@ T3, 1975).

El

Lo
tlo

Hol7]

H1

Jm

6) FAXY AT BAY AYFEE Aoz AR 19608 oW, 60d T, 70
g, 80 223 0ddR URglen, PARA AvlE FAAM 2 FANY A%
o AHAA FFL 2 W ARAE G DD AR EYAEES J|Foz TE
st o,

7 AeAozm 19624¢ $USY) FHRBe] BARE AR BFHIL o J7ME
2449 FA3 0] £YW 19624 ol AAAE FAXNY BRAAZ) TR
FEFAL 1992, #=F923,1975).

8) 19349 ARY ‘ZAAANARG O] wet AN EAH FAAGY ALE Po) BT
g argdel o] Foin Age Ba

9) o5 AL £ FTE, U4, 89, 85, A, 0Y, B2, 49, 3Y 5oz I
A A& AR FRR g AFHTHA LA, 1984)

10) %A 548 dEA FANGoR AuERde) Ut



WA ol FRE 19669AAE BT, 7, 4T U 1630470 AAZ
FAFE AAL, o7l EAFARAANGS HARE 5 BAE A1E FHA
Ag Byol FASAY 1Yn Aoz ¥EG Fd9 FIH GUFEHA
ALl A 2ol AFFEWE AMFGo, RS FYFFoley] e vlFel
AZE o &8 FA YN AAY AFoIATh TH AuAT(522630%)% FHE
A 7(80243%)7 EATFAAAAAATE ALsy] Asged, ole FA A
o FAAY Aol 71E AAAW BABAL AL B ohfe Ak FaAY
oz BYHYLL HAETH 15190 19619744 AFHo2 F o1 8B
Fdo] Adsglo, of FAEL Fdo| 7|2 9A% 2FA 2 oA
geje) FYso] GRBOIJTHHBFATAL, 1992). BT of FeEe] hro]
29 AR Bele AR o8 AUHYOH, o5 FUFTT 53 @
£799 9 Yol FLE o

FW 19619 AR E ALY Pk BAME AMA 2AE Asse 29

X
o AT BARAL, FNEL P4 JETT TIFY A TIFYH
3':

d

BolFEFUS DA FEAYTh o= TFA T AAAN BF ZAH
A BA F APAA Ao 2

e
AN o
52
dlo
to
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-
Su)
M
v
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olN
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rir

Z a7ttt Ad F7tsld By ¥30 F
o] =4 FWe F2X dd FHx4E, adn FZWLS " FAHUL BA
W o]

ST%, 5%, 5T, oHYE, AT

53} A FUAY, FA-7PEE AA, vlotel-o] 2FUY, AFA-ARA,
weoldAFYE Ao FEA, FA-FLEAY, FHE, =B, ADEAY
Folglon, of Aqe 37t ¥FFAAAAG oz AT

wetd o A7le FAAG] EAAG s FFHYH We FAAGL

¢
o

2 gdE7|EgEe 71 AR FHY 34 B FTAATF AFHE FEAW

1) o % FHozt 95007, 2AVNFY, UNARFY, F4FY Fo| Ut
12) 15 FAWY oF SFHOH, AYolE FTFUL AMo| wvIR FFsA
EAFE R Ee AdSATHEER, 1970 WAL, 1983; L&}, 1999).
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of YRR T BFFYAGL YYR Ae FAAGY AHFAY 54
FHH o2 FARAIE AHE AALOH, oA AT o) F HeA FAAY
Yool Ahe F¥S AT 2P o] A7 A FAAGL AYE
£4g FH02d A%} £4 Skm A vlE, $348 FAHoRd U=
o, 293 EY, &5, 3% 59 ABA4L FYoz wusg

)

Lo

)

2. SSFEoX] x=MI[13 (1962'd - 19714)

1960 ol & Fe3 Bdd A4F WED A7t vt UA s} 22§
Be Fegd AW R ARLZL JuHAew, ojg 7 FH RFTFA &

g FYAY 9 Aoz FAHY] A £ 19629 TAAGY
o AMABoz EXNTFHAHYAY, dae FYX 2HAY 5 Uy GAALAY
ZAZF wtAE A o whel 1960 H MHEL AT FHg Frlel tig3tE Al

¢ Fex 24 R 229 A4, FF 52 A% ZF ALAGe] BA AN
gusA AAsEE 5 EARY $Hd AFule Jwe Y3 AUign & &
At

o] Aj7lol MEe FAXNYGL EHE FAHOZE ¥ SkmellA 15kmuiel 91X
s o, 71E AN Y FHAAANELE Al FRHel| o]2r7HR] FHAG
FAANG FHA g} o) FojHTh 53 EFF, vlolygwd T2 31a7tE
29 A4 F ZAQAMIIERY &3 Au, a2 AE-Ee 487 A%

I‘_4

13) FYax Az #Fdse SATA9DE 19609 NE FEHEA ML A1EA, 19703 0
& s FAGAMNLY A2DA, 22z 1980dE e FAGAMNES] AL
2 TEIAG

14) FAAJA &S Y 1961d FEALAYo] ALFE wiHen, 1962 F
AR FHA FEFdo] dEFHFAZ WRHAAT. 2 19%67d F
et gxFHPo] MYPHAU

15) B vldE FHAZZE dAFHTA] 2 19639 TIFHRY AFE T ¥

FHAE FAZHRNLH, 1963d FHATL IR E}E‘r FYAdR AF, dATF

53 24, FY048 AA AAAAA A AL T FHIEAET AAGH AL
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a7y ALA2R AT, AIBAT, AEUDEL ALY 9A9 ALy 2B
ARG WA ool 2YAA 202 FLAYoH, )AL AT AAA
gatoz ool R,
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Rl
32
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g8l 30% &R, B3E IUFHEA G A 603 @A Fo] glorn, o5
+ A2 19608t FAAGY AL qFE d5FYE AR A
HASE & F Ak diHE REAgel g% FEgAzde] EXuY A%
HEo] glokd, 19629 vhEotmES] AMHL EXY FHYH ol§E FTY AL
oz offESY =Ye o ook FFFTFHGJE Fo] o
AZYell AAHR oY, o] Y7iAE @EFHEA] fF9 Ado] FE oJFJT 1
Ao ZAGF B LS55 FFez dF AFdAe 7€ FHS 29
A2E FrEe FeHo g 871 FHHALH, olg8 AP 17 38FH A
Aol FF8kUTHE). o] & iF
Adse] 25¢e FAAYG s FEHE FAA
MEA] FAFI HEE 7HA g

g o] Al7lel AzFtdE FEALLS AL FAAY FA BT oh EA
el 2 & e Adol2ta AT 1969 ARG (AA Fdddia)e AA

BARLEERY ATE AVIE, AEAHY FLEA A2z delA AL

e AEAHe o] gEAT EATFHAZUANG LR EAFEH A

At FHEARYAE EFa 245E TASe To] E JAFAFeR
Az o] 7IrEde] FHAMLZFL FHHoR F3] HE AU )RE A=
357t AAA Y FoE JHAZeHD, 19609 W o] Hde HAHH T3 FFA L

av)
it
X
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aV)
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16) olzie] 7RIS R 19708 FFo] EHo|&Fe] BRUALIES AMVA B
2 olF 9% ARPAEol e WA Ado] FuaA) ol FiAT
17) #37t BAA9 ¥4 2 Fuit 19609 FARAS R4uA g 9902 83
KA FE, 199%6: 91).



o) WAL nEFHAY, AZE Tt FHAS Aoz ZHHYGS, 1
P te dHez NeAE E4 W7 5-10km oo WA, 84 59 7]
E T3 AR YA BASEoH, o8 AT PuolF AAAY
AL EAAGR oFAAT GA Aol FARAZ ey AE, vlol, FE,
23 59 A9 EAFIAYNGIY vy FAN2HAYFE GE A9
AH Agel BUA S FESHAGT T & Ak H%ol oE AL 19804
W OFE AR ATZ ALHAS B of g HIole FEs) A
Ade Fo REVAZ MBI U0 N FAXYG FARPL THA A
Ao} WHP B YL G 5 ot

3. oiekel FE kX #of7] (19729 - 19814)

19709l FolEo} BB 15de BAH ool BE ALY =
o FAS AYHL, AY EANRLY EANAGH FAH £A4Ho2N FES
FABAY 5 FAHAG AE T3 45 ABAY) 1 £Ae) o] B
Fuol WAlsh e ALY B4 DEE JBL B AT ¥ F A o
49 EAARAGoRE 19608 BRE AzE BdAde] AU T} 2
FruA T AuAY, 193 FARGE A M 5 & 4 Ak 59
e =A% AFAGY AT vEFOZA FHo2E =YAGY R
AZAROH, e FHOZE AeA IFY HAY FAAGOE AFYFH 1
of We FAAGY ALE A7) FUiE FhA gk

2 1970902 PoISUN FURAL AFEAZ vsste 519 FAo
AZgol BaAAA AANEAYRE WEZ FHAN 107EAYA972-198D)

y
o

18) BA AEF, AAZF, AAE, F4 o JAd AFA I AR g AFHoz 2A4H
Atk

19) 19708t = FFYPAAALA(I7IFE) 02 FHEA I} AZ AR 2AGHoH, o]F F
B33 877 BEYsA A ATHLim, 1994).



»Ysta 1045 250750 FHAML ARt 1dn FHAL 107)
g3 BAste] ZYALEARe ARII7), dBFYFAY J5 25, AMRY

riL
B

FUHAAEAY F9 T AF AL AR ojFoA e T FHAHY FHA

19704 A3 FAAYe] o] FJH A7l ek,

oo e FAA e AL 19633 Aol HYW A e
g2 AAAY, BEAGYN E3-AAAG, 4949 52 FHoE vay By
A% Aol AF FUDA] 247 HDF B4 AT BAL 9% ALAY
of BusiA AAHAT AW o] AAY FANYG AL Yus DF}HE
g FHoE EAY ANAAY o] BAHCE oFoiH AR ALY UE
Hol olREA A AT, o|2F, F4, M FT4 Fo| BAHAGM, o A
ol AAdE olHESY ¢ WE 40244, F4A 19,1804t FToE dEFEYHEA
st B8 FRE Ngel FAAYG Awe ARA 4L VAAE A

(e 2Al, 1992). 22 o] 7S AFsd AL FuanMe 7|2 U=

a9 FolA olE 5o FEFdoz Waddr. £ FUALAAA S24
EWE Eqdte] FYAMAAN 5S¢ FAL o|RL 1FY FUIFY FH
ZAYD WAV BE 95 A%, gA 0y dddAE FHez

Fe AQFA Y Wae wEFUox

5EYA7 F29 FHPY FA% ek
obtEEY FEH FUFF F39 W

add olRERAL 3R 448 AA2 31 9o FHAMe 9% X
a7t A2e BAZ ¥R FANE Aol frso] JW A %o 43
R gAY dX5e 3 FYAYe) sbsagont, EAY grRel Ao

of AHUAM HAFAE HH o AAAHE datA HAoh

20) AAIZHA = A EA(new town)$ TEEHE MELZ, oJRAL 7]|& AU xR Fo)
N2E FH2 NEse F$E 9olZ+ new town in townl 2 HJIcHIENLAT
4 1984).

21) A7 2EF9 205, TEFY 204 o3 FHAMALTG 19hm o]t diREAA}
4g &7 A AR FYAAA 55 & stoof @) aglm SEJAF AE,
71, Aol 2% Al ARZJAZ XA JHL RoAdes Aol
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8 737t EFFEUAG] R FANFAIALL 19719 FFHDEA AL
I SaERes, dA F3)71 FHo AXMNFS AFANE A S A

7ol #E JA=AY w2 AHANEHH L =9 T FIHF FAAE
ddd ez g AEE FASAT 1978E EAAMER ] AAHAN H & o
Al REFEAAAM AH R BT FoE EAMNE =Hoz RAHIE o
ol 7tA] wEAFEo] EA RR HolFeR dd HA5HS AdAE R
o.

19708 d= FEd4 10703 Afe ¥z FHAAFo] FH8A St
Fom, old wWet MEAW F7F AHE] FAANGeE HLHASAE BT 3t
I, &% A7/t HrtFHEe APer Mo FHEANE Y :
A F2HA o Fel BFHeA HU

4. 3STY FHX 2| &L&b7] (19804 - 1989H)

1980 FYAANL 2Fd A&HE FYTF FdFE S8S T FH
7bA ] A E FTET. wEA dHoRE 19708 Y Lo BEA B F
Ao g Fad JtELE dAS, g FHoEE A
A 8(1981-1990) ¢ FHe 7S Fdstde. 22y 5
7ol A3 AAL F8 50075 P e FFA T 2Ho=w
Zbre AR A HNFA FHA G i FAe AE F FL Al
HE FE WFoE AYE FH}AGL

add F9 500%E AMAYH BHste diE A dEF THES
& 1980 "HAMNLENY S AR, old AT A LA
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lo
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rlo
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YEG SAEHAAEE FusAen, UgFHd A AFLZ(HDA=



7bA ke,
Ao E5e Ged

SR ERCEY-E

[¢]

& 2] 7 A

b o)

B AEA AIZEA S 465%F
o] A AEL FHAFT. HANLAG L
43 7tdez giRY "HAE
Fez Qg Fa Faor o] &FHIU
Aoz 2% vy
qEo] e EATGI
kgt o] Al7jel AAwE Adoze BF
A T(48%h%), NEAF(254%E) T

olzg A& tFE AHE]

I &

1]

ZdsA AEg 5

2 EYMAA A& 714 AZHAE 1980dd F
A

7} gl ol Eu}
U Ak e Wz 1980 F
o) R FHote RFA 7t
714 g el A
BHFEE

)

ol A

=]
o

Pz Il
}\1-6—

K]

Bl ZH A=

FuE EA o] @

AEXEL o

= o =

Hl £ 5 2 T7)
FAHEA TF

Z4l o]‘6
59 4Hd
n}

o) %

HoE

<

oo ztt.

ML EXTFEA A2 A&t
Af el o B
R7] wZel 1980d ) Al

THYE doldd A9

& Axe] YFE o=
A F(130%H9), AR F(112%8), FA
2 A AAAGe) Qe
ALHAEE @

10

A RN

= ¥an A

28 2

YA 2

el o A
S Qo oRe ARABTAC
g ol4e AFAL o4
Qe WAL ST
AARE B9 BH%E
a9 gA 254 )
e FugAoel F
o] A4
Azo] Y om(FEALAT

oz BEY

A, 1992), 1o et A

RE BFF 02 J5e) 19889 20023 FUALALE FAAAT. o9 FA
of BRE REL T8 dAH) A 2AHY YAoF EAFAYL £

23) 2% EAFEAYAGY AAe v g3

7}

r

- e

N

(&9 A, Am? 0L %)
. 1950
& o\ 1950 T | 1960 ™h | 19709 ¢ | 1980w oy A
A 10 3 21 15 4 51
- (19.6) (5.9) (41.2) (29.4) (7.8) (100)
g 16,952 2.924 78,443 27235 14465 | 140,019
- 12.1) 2.1) (56.0) (19.5) (10.3) (100)
AR A &A], 1991, M EEA A FAFNA AT,
24) EXT ARG ALPAY EXNAFATL APAoL WS Adstsn va] 9

AUAL L FF-EANL AL, FAZAL, ARA-o g3 ALE EAE s 3
Qo)) EX7AAL AN A4 BAL 4 YT
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gtk T4 200935 ALA G wet A& FH B HE A AR FF
59 Ao AT AE AMLIA oA A& EXo]&o] fAAFTHE
ANE Adoz g B X Z(leap-frogging) FEHHE W3sl1 Y& RAZET}

2 S5THL A, 1985; ¥H4,1986). 7Tebol
Fe9) Ypro] 217 ol4el AFshE hARAF
o853 Uy WGl GARFAL EASA o)F F
48g Aot pAUFEE EAY Ao JE BT BAE T
BusA A4EeH, A42SEY FARE ANH UG
7 gt
2 1980 AFY AAALAUN 47 FEFAVAL AL
BY ohUT BFFAAABAY T AE FANY F4 2 wse] YA
Ao BEFAAALAL S DALY Aol He Ferh 2FFeA
3w $FUSFYANGoR FRY 4 Yo, 198040 AALALL oy
F402 AANYGD, 20 19708 REAFY A
1980 Tl Bol At FEAMLAAAI) Sl A ALY
How =Y=EA 196046 AANEHAE Foh A Aol I A
287t ARAGe] AAS T, o] Adel pREGA} AU 2FY T4 F

-—

oH

g

u
B
rlr
= 4o
2
X

25) A€ ¥x3A e o]AdE U2, o] Al7ldE AEANEE FF dTEY A
g4 9 Ao oA AHE AALAA FEHY= FEHT

26) 1982 QS SAdubqlo] wlAE R on, 1984\d JuUiFHALZA Yol AU

27) =38 GEFHxAY AL 1980dd ol =PHAoU, Aol A9 glon,
19903 i H-8 &a3tA AAHT Q7] WEe F37F EZFFYAGY ANEAE A=
A71R o7 FRAY,
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9ol A WA YR T FEAATL ohREVAZ ALY FLE 2QFe
e Aed dAEAS B 5 AYW. F 49 ARALE @A o2ge
o, olo] weh A AN AF AVHFAN E FAAL) 5&A o] o] F
2 %7 AAFS BGGD AT FEAALAYL B A2 ohEwA
e Ao AgE, AYE, FAF, AFHDE Fol gom, o5 Ade =4y

2 AR =4 FEAGE AT =A dFd AAEH A= A< E 4-4>

&

lo

h

5 FE H FAHX MY A7 (1990 - SHA)

gte] v et AFAL AFAN 71E FARG Wale] 9 AL A
#ata o ojsk Byt 1990d dEFHe] WYow A FHA FAE o
ATFde Aze FUHFOE EYsgon, oA JE =
HAAA 1990d o] F A& FHITFE FEGTL JTHFFE<HE 2> Fx).
#7180 ol g9 F8 FHFFHAold XN LAG e 1990d o
F ARE AR AA=AE FA0Z UF Foidd A, w3, FF, Ad,
27 59 AGFo] 19904 2ol HAARATE AFHAYL # 1
A7t FA8A FAET YTHE 3-5>). ol 1970d ) FAH FUs T

d

i

=9 ME7teAE AY nAHAHD), dF doldde EX EI &
AR A Ao 71ES divtE dApEEoRE Ado] o AAe]V
2ol o

28) 1 9 FFAMEAGe]l BA3EH Qo3 E= Y, oA AAUST AF ZA PAL
¢t TASEAMNAY 2o e BAEAYY e dg ) AHA7) $A F
o] AFHEH(HFE, 1996:98-9).

29) 19959 69 A A& ALrtER = 137kmo|H, o] AL YA/} 33km?’, A F U
thA 7k 80km?, A 2.3km’ AA 0lkm’ 2 FAFAJATHEZAANE, 1995621 ).



<E 3-5> MEAl EXIZHLX|F X|FF0|
(&$1: AN, 0& Hm?)

dx
1981-1989 | 1990 | 1991 | 1992 | 1993 | 1994 A
ANRFA
en 9 5 | 8 2 i 1 %5
(14.148) | (2764) |(1,128)] (195) (54) | (18.289)
8 2 10
P _:;_'_/\
FHEA (6568) | (788) (7.356)
3 3
EXNEFA
NI e 135) (6.435)
i 20 7 8 2 j 1 38
27.151) | (3552) |(1.128)| (195) (54) | (32.080)

g hEFHFAL 1995, FHEAHT
AEA], 1994, AEFAIR
= EX 7N E-F AL 1990, EX ALY F -]
FFEAMNLFAL, 1992, EXINEAIEFHIV

mhekA 19903t A& FEEFEL 7€ FY9 %i}%: T8 FHEFFA F
He F1 Ao 53] AeA HiM TAHLER

do] FolARA HEHA ALE o]EAHY SEFHAFE THL
Az A glg o WEte v F9Y ARE FHE o)Fo4A 3 Jd=d, AE
g AAFAEL ALFe FAS R mE} HdHos sds= Azl
g ADEALH A FHLGFH /1€ @EFEL Ay TAFFYe R
AZFste AMY T F7/HA BY oz oFojNn Y& A, 199%5). 53] Gt
FEHO R AAFL 19909 ol F dEFE Wt giREE AA g Jdo. o] F
T+ AFEAE ofFd ARFHR] 7E ALE FAAYGS aLFF} FA
o] dFds T3 5 Aol FHEA AHdo 4B 71dE s o 2
do ol WMt V€Y FAAY 53 @EFHAAS THeE FHASA

AL Qo] A& FAANFE HEAIE F& 8920 A&t 3o

I"

H
N

4
A



Azrel Al wel x5 BEFFHYo] 7|EY F3IT RFTHAM AT
oz FAHAAN 5L FHAFAMNLAY ojdl HAFZFAUY0 =
ABRAANAIGIE ML FY 2 FAAGY AATEHOR =Y3ATE o A
AEL 1980t Tol =R, 1990 ol F FEH 2AFHo= APHI Y.
AL AFALY A BE JE FAXGY nEE o] &R} LHE #He] 3
oo, AxHoRE AF A &3E B AAL R ADAFAAES FAs2 9
o2, 2 AT 1990 ol F g AgHI e FEAMNLAGY BE] ol
e FEFF EFHS FAAGY W, Yot A& EA FTE AHAE
FEgFE PAL JTHLKE 4-3> FX).

ol el Al FEAA @ FAAG FAAAL MY BHdHS 8
k- AE3ld <F 3-6>3F% 2t

29 1990dH HEe FAAY We BEF
FEFYY 2712 84T £ YUV, )AL FURY
A gEFde e¥F, FNT, FFT 5 ALY 93X

dwH o] F7hstn gom, o5 A9
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30) 196090 BRE Y A8HS) AR obhE, AYFY 5 IEFYRAY AN
sxoz 10879 FAALEVY AR B 2les) Tzl ARFZRE 0}
ST dlzelt AFRY BEFE, A9FH, okHE, tAUFY Sol ABFAYY
gaelglon, 19039 28 AWFe ARsel BEFAs dAuFEe At
19049 89 A9F AAE B ARAYe) dle BEFUS DAUFY B9 AAF
Ae s 8sa gt

31) 19899 ARE ‘£A ALFFU FAVAANL A% YN W A AP
t Aoz J1E FEANLAYY BHA FURAE nYd B2 T FANH
3 2ABAY ARG FAol 37 drlods FUS FESHE AAAFENN T3
(EANEEA, F9FAe] TR FEFAALTH o TR R 47
of Wb e BHHoz APpc

32) ANLAAZAY AR ARANBAZY o%, BAAG EX|§FA 23}, A2
% dgade 93 5 5 4 Utk

33) 971X 19899l A 1995 AtolE #E



<E 36> MU FEIHY X FAXY LA

A& FLEH 9 AE U A4 H] 31
1960 o] |2 A A 7EA A e EXTEA AL =Y, ITE,NE T W A6
ol A & F AR,
#Fe,49,39
ANETATFAEA19 FTESFTEATE |WH 2%
53-1956)
1960 o} | = A1 Al 8 H A A (1962) | EA 8 A 2 AHY THEREFHE |H2586kr.
A& A H(1962) #4248, 3%F,9 |-2d500%
EXNT YR AW &34 T9,74,9 |-333585
(1966) FLAXZAE
A gFIAzHAY | FS AN AENE, [BH:2,055Hm
(19623) A&, 33 oL F 3
K
19703 W] |FHALI0MIAY |EXNFYH YA A9,9% 34,33, 183400k
(1972-1981) GALRRAE, T 2T
FHALEZAHAA 1A
(1972) Ao FHAZAPAY (A ZAANEBY, [AH:4,005d m
A A 70 (1976) A Hh) 5 2L AL
3% 5
A=A (1977) &YX
A AT A 52U, 55,514, %
&89 5
1980 d o |F 5009t A A Y | & A 721 (1981) AEATF, RHYATF,HH:14 1k
gAML EZY-> EFAT A8, [5526650%
2 24 AH(1981) AAEAR,FARE, |[NE15710%
TEFANLAILFSY = 2%, Y A56405
2(1983) A 437103
oA o 3 8 = 91 (1985) A A139.8623
F 2009 3 A4 5 AANLAA(1983) (A, A DALY
A g
19003t} [AAEZZFALEY |AAFZFAF19RBT)  [PlEolIE o)&F
(1987)
SeASYA A A [FEFAEAIEA01989) (£33, 94HB &4, |H 348 Tk
5% Fd 30735
Z2ARANME 9 g TARZ AR (1989) ™ 2:16,350m’
A ZAHY A3 =& At
(1989) A,EN8 5,9
LT 372 5
et B AN A FEAD, [AF 141k
SEE pd
R - = S F -
TM FEAMNEAA B (B4 EFAD, A,
4 2} A% P
7 84 31(1995)
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ARG Wete trbTide A o8 FEHYT
&9 olREAAH A, £FF,
NAT 22 5 £AY ARAAL AP AeA A AN dehin o =
3 oabPEEe 60704 A58 Fd9 wFe] & AdEd FAR 3718
wolm ok 2@ <2d 3-6>14 G TR dude] wEFA o4 =
e Adge <19 3559 wEFde FAdA 24¢ A4SH A gl
o drtTFEgel /& LFUEFYY gA) Yoz AFHT JYLL T+ Yok

flo

2L NEd FEFHIM ALY R AFAN Frkstn don, Fa
& NG dfe Exsch oWy FEFYY Wale gEF oY drtrFE
g2 FNHoE U HuS BHolm JEH, o FEFHY 53| olvE]
M s AR gAo] givk A ofFE MIAL IA FHAR FRE F
o, 2 shve A gAMLE T dHE olGETAY HHe, b 3
T BFFEAMEAG iAot ot #A <IY 3-T>oA FEFH A
AHo] 2EFAA} ol /1% AFGF F1F, F}F, £82F, 43F 5 942A
A NG AR £ain, AHG2E, E3F, FAN3IF, TH3IF 5 AEH
o7 FAE BXE Holv AYEL I AR 0|52 ME FEHE HHS
o 38 FEFYo] 4 AL A2 =3 dgFYoly AF oPREE F
Aoz guEa e FEFY ADAFAAAGES A& lon, FuHo=
FRAGANA JFA 7R hFd AGEA depda ot

ofd
N

rlr

rU

o

s
rir

34) 3FFEYL olntE, AYFH, 23 GANFHES TE
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V. MEA|l BSFE{X|Y2| Hte}
M wE

ARG 44 AR 389 420 Hx Yok o] A
¥ uSFYe FU02E BEFYAYY G W ALY

A2 AANE $4 BERYA9s ANAQ P WHe 4L g, 7
o Yt BEFATAAGY WAFYL TR 7

+38 543 1A 2ExHES B4z o

o3
o
i
o
rE
Jor
)
o
o
e

1980t} 2W7AA] M & AA FHATY 70% oldo] dxFHo|on, F
BARorE AZE FUDAZ HA 24" AL, B § A9 dRAHE AY
g RE o] dEFYAYGolgtndE FHAo] olYUHKE 3-4>FF). 1
Hu 1980d ] FW olF T BRZFAE A7) st Ao FH tiFF
go] 7t dE FEGXY ddE 5 FH3
GEFE o RARPHA HP S AEL FHYRFILE =9 dAdFEg oot
T-Feo] AMEH7] A AN 7|E gEFTHe] Aol F=HAA YeEldx Qi
AA FHF d5FYo| AA s HFo] AH RFotA 1995d A 30%° 233
3, At 1980 Y FHREHE 1 AdEeltA FASA Zasty e AAeg
(<E 3-4>FZ). |

fr

dH, & gHeRE V|E
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EF 1990 o)F A EAUW ALVEEA Y nZE FHFF Mo AgFAXY
o AZzAS T AT HAFAA 7€ FH € FAANYGY 1dE e
@A AFALY EXo]&o] o|FAXL JYe GEFH Wrl 71435 E
I QY olHF GEFH e £ 2 d Aol @EFYXYE gAY ¢
g FAANGLE HMEANI|ZL Yt

a2 EE drIHE 19909 olF “EFEHxA WsE sotslr] s 1989
d3 19959 2 dEEE GEFYAYE MAGY F AFE A2 ua-2A 5N
oD, 2 A3} 19899 SEFHA YL B 3267 FoZ AA T F 0% A
Asted wE 19959l E 19899 R T ¥ o]l AT 1437 Foz AA9
30%el &3t}

J¥d @EFYAGE gdEFY uFe g d5FEg9x9gny o
AeAAges PRt ATEAY, GRFHSAXAL 19899 1995 EF
10097 T22 FHo2 AL FUF F&EE AL oY, dEFHEgYA Y
£ 1989 21070 FolA 19959l 1989139 15%Q 3270 T Bt 53] o

EFdgdxdy Wizt 3434 o|FolM & T UTHLE 4-1>). o|RAL
A% Fo BEFYPYA o] EFHYLANA G2 WP S JrErE

o

1) @EFg9 ¥t 1980y Futl A RE v REH7] Al&std ZkF ANEAIG Y 843
o rtFFHe] 9] o2 3 1990dE AF3 FHIA AAHT Ut K}EM
71 & 1990 o] ¥ W3g uEEy] st 1989d 3 199599 EEFHYA YL o
4o 2 &

2) G471 E ALY AA FHFT S /N5 o2 ZAUT ol 198999 A F F9
7} 49470015, 199532 52570 F |y, ¥ AFAM = 19893 1995 F LE% H] 3L
87] wi&Eo 1989delA 19953 Alo] FAFFe WIE :dd dF F& FT-HFIHA
7] qEOIHRE: FFPAFIFHAUIS, 1995, IFTPFTY F7).

3) @EFYEYXN YL FAAGQUAN FAEL AEQUAFT d5FY JdUEH Y v Fo]
75% ol NYL TIo, @eEFYLANGL a5FH ¥Fo] 50-75%2U AFE&
Lo (A1F 23 &oiFe F=R).
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<¥ 4-1> CHEFEYX|do| #35} 1989/1995
(&9 A, ()2 %)

T ¥ 1989 19959
e B - B | 210 (64.4) 32 (22.4)
GE=ZGo RS 116 (35.6) 111 (77.6)

A 326(100.0) 143(100.0)

2) gEFgxoe 2x

gl

<3g 4-1>3 <39 4-2> T 992 4% 1989d 7 199539 d=F4
Aoz & 715 dEFYA G WeE F ez gk

AA 1980d SEFYA G FH EXE 19704 o F AT FeEwx
2 AgE Mg HEHY ofFEXNGQ v, FA, AXE, 1Y 59 7dA g
Z5AY, 221 AAAY 52 AYF RE NFGo2 N AGo 2H B
HeatA dedz it ol URE HA2HAYL 53 oldEUAZ Ate
AGe A Mg FAAY RrEo] FEFHS FHOZ YHHULL B
b b7 19899 BEFYAGY BEE o]$Y(1986)e] AT 47E A @
TH), E3] 1989 BEFHA G 60% oL AX e BEFUGLA YL 1945
d old ¥A4Y ALY 71E FAAYGH 1960704 SEFYAGez g X
g5 dAY B4 FEAGHY =2AAGE FHo2 BER YT 4R, Zu)
T, ERT AY, AR T E ARET, SBF g, R AFF 4y, 2
GAZe AAY YEETF, FEF, BT 59 Agoez wuy A&
Btk a3 @EFYLAAGL G9X g ws) HTH IR Ao ¥
gom, =g ZHAge HFo] e Hoz Yoz o BEFH
o2 MEd AFgYS & F UAH<KaF 4-1>).

d

A
d

it

oX
12 B
2w

)

4) o]54(1986) AF 19803 & 7|Fo2 Bd & FYFLF dEFdo] 80% o)A Y
< Ao E FEIY
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Az MEBA AN oM XtR, 1989

10 Km

<38 4-1> CISFEfX| o] E3£(1989/SH)



3hH 199599 DEFHAGL <E 4-1>0A YEehd vl Zo] I FY
F7F 14370 Fo2 1989dd] uHlF Wk o2 Fo Eom, AgHoEx v
QA FAAGeZ Mdd ZEAG JF-2XstL, = 47 E A 9FAFE9
A GEdR glo] 19899 FHE A3E hERE BAHKIY 4-2>). o|28 o &=
FeEx e W3 19909 olF HgA Aol ZA FHHASA AMHL glod,
ol & V& vEFYFE td2 K39 FHd A5 ALY FAAY ¥ @
F3 ANEL ASE osted Gzt Aot
add 19959 9EFHX 99 Y EXE AHEY dEFHLAAFL
ARG M g REE Roln glon, 53 1989d SEFHUGLRgo|d
tE T MET AUl BT, AET ddd AFHo Ak old vl vEF
degdAdL 2%, 713E, 2% § A5Y =4 FHAGHR Al A D)
99y £ A9 FFH o] T £XE Hold 198937 43
ol7h gtk & 19959 @EFYHEA AL T4AFF3 @] Ty x4
e WA 4-8kmUoNAN GEFHIZE DHIL TA] 15km Y FA Hl A @=
He 19899 dEFHE YA H
o vjms B o HeA AN w5FYe gE} A7 FAATE &

e
x

2

1) 22158 o

@ Me7tsx5e I
224 ZWdAN F92F 8749 713 2 WsE =AY we 929 3
Z& € 7 34 196080 o] F A2 FEIFLS EAY FALAGY YAz

5) A7t AW viEA A YA 2 FF
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Az MBA MAM DARE, 1995

<3E 42> HEFYR|AS| EE(1995H/5Y)



e 5% AFAd(new construction) ¥alol s F2 o] FojFt}. 1960-70:d
Mgol FHITFE A3l FrHoZ AYdE EXNFIHAHAL T 1980dd o] F o
TR olgtEWXA] Fde HEHD e HAMIAYELE ot wAe giEAU
degtz & 4 ok 2 1980d 6%kmPeld AR s gL 1988 144 km’E
FA8A Z2seH, 19959 FordE ALrbsAE 11.3kmPd BIscH(AA
Z, 1980, FEALATY, 1990 FFAANE, 19959692147, Adrst A4
olglE ME7teAE AFE A GYE AAHY o] EXNFIAH gAYl
ALY T 2L &Y dHE A FYEA A BT AA
ojt},

AgAgel g FHFFY FAE FAEE FAAGA i ALAEE
Zasta ok ol EAVEe]l dA FE RG] AAT A BEAE F
W9 ALY 7]GA7HA Y A EE A #AE Zeve A
S Zo] 3t JTHAH 7], 197458). 7y A& ofA7tA FHol HAgHoz
RE£317] Wi o2 ® AEH] FHFFo| o|Fojxorgt gt ol 17
22 EAY AgAeR AUER o&HI e FAXNG gid MLy F

1] &

Hetm Qom, oA wEFYx D U do) itk AA A FALE

=)

£ e FEYLA L0 5 19809 A MEo HTL 982%Ud Hl o
=rxuxde fFe WA ERAE U3%E, ot AF UEFYAYY 1%
Ade §EaE 2900 H1 YUHKEE 1Y 2> B3R,

Feel was)
FHE WEAFE /I WFAUAZ Aol AHSH wF3lEo A
& g3dtA R3A €4 a8n F99 2234 EZ(physical deterioration) F7
A Wste AU 8902 FEIdh(Knox, 1994). 13 d £ Hge Fd
o] By JdFS ved, ole oz AAYHY (59 FEFEd w2

N

=
(]

6) 4714 FALHEL FAL EXNEA A FAL AEIUAHY v YR8 AL
A4rA HAAE, 1989).
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TrEd 20d
oldd FHE 4W4HI ) ol21
A% Folg Holv
°}oE,

_J_F_
1990 A

guize A

209 % A
¥ 4 g
A Az

dl,

Zd9 FFFYL Yniz ¢
A ANEADeIY AREAY S 2ol PaA ABAAY A
FYoz TSR Yo} 208 FES

F FYAz

A @5

2348

g 3
te] FHE
Fgo] 70% ol

AA7 e @ Fod 7E

9

==
T=

9 BEFs

3L AHHBEKE 4-2>), FH 3
old® FHol AAY 176%E AAsL glon, 2 FolE 40d
Aok 2 FYFEER AFGAde
ol Mg FHYTF
JdEFY, dAdFY T giFEE 108 o
GEFHYLE 114 oldd FHo] A

o Slo] &
Aoloha S,
ol F=

AA 5 ek,

<E 4-2> ZIosd M2SA FYHY
(S M35, %)

+ B gE5Fd | olE | dYFY | GAdFH A
5d o vt 99,359 190,470 51,263 43,409 384,501
(1985-1990) (25.8) (49.5) (13.3) (11.3) (100)
5-10d 91,123 142,199 86,377 5,353 325,052
(1980-1985) (28.0) (43.7) (26.6) (1.6) (100)
11-20d 239,494 156,262 42,139 0 437,895
(1970-1979) (54.7) (35.7) (9.6) (100)
21-30d 147,935 13,078 1,098 0 162,111
(1960-1969) (91.3) (8.1) 0.7 (100)
31-40 37,959 492 84 0 38,535
(1950-1959) (98.5) (1.3) 0.2) (100)
40 o) % 43,682 0 195 0 43,877
(1950 °]d) (99.6) 0.4) (100)
A A 669,552 502,501 181,156 48,762| 1,391,971
(474) (36.1) (13.0) (3.5 (100)

F A&2ARQASFE 1990@-% 7NEo2 ¥ ()L AZA7Y.
A8 BAH, 1990, AT 2 FHAM A,

ol 196070 W FHAMHY YRE



1980d o] FHElE olRE, dAUFE T TFFH AFE FYo| TIFHUSS

BZT BFU 20d ol4d F99 M%)} eEFdos o FUe w3
t 9E3d Ad%Y 2449 290 P Yok ols) FAsk 19899 BEF
Aol A% & 399 62%7 204 o8 FAsoIM, oA %%t BEFY
2 =53 95799 uFo] g Wl

<a¥ 4-3>2 @EFH9 AAAFE TTH EEXE2 AR EHAdA Fd
Adoz Fdse FAY HEE Bolu glo] dutHRl FHo AZAEE X
e §ASHA YEbvdn gldh(Hartshorn, 1971). 4 € =4 FEX Y 4%
Edd), #alE T2 40d oBE 5T HFo] A Ueyed, 53 o

AT ZAE FHLEY FAXNGY FdAHAN FEEH o AHL

7 olgAqezes FdsA 19369 EATIHAYAY ATE AR ALHYL
Axre] FRoz 47 4 FAANGeE ALHUY I ARHez B o
A FAAY SdAA e A0 Zsiga AT, ¢ JHFL sdF, A
FUHF, AT F A8 AABAC dAFsts dFAHGIFH Zo] AH 4T FEo]
AEAgGFHes T5¢ FeH AHHFol ATdH U7 HE =5 &=
FE o] v Fo] A vetdn o a2¥dE 209 oJAE HuHY x=5F dEFY
EEE <3 4-1>9 1989d @EFEHA G T EX9 AF3 AT Y
v ¢ F U0

add 30d oAd dEFHY vFo] ¥ =F UEFHAHFL AT
&o] Bg ¥ ¥ opIH<aY 3-2> F=R), 19T FA L5
Aol dotg Holth(<2g 3-4> F=x). old ulsf 1980d °o]F A
go] njFo]l ¥ AYL AdAGH FA € FR-#AAY, 4FA
g A9L FYHEFE, A7HTE Tl 2 FAEH) vy F3¥¢ 7

W FARAR ¥ Qo FREL

o ]

Jgi

£
nL:E

2

7) o] RE3} BARS ol 2N et YT S8 AFAWIL ISEAA
A4 FANG ALHHlN B} FEAE FAAA) 4L noln o}, o|3o|
PE4A9oz PASAE Raacta Yoan
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2) H® o

O ciMti-ctotFefe] SAE T

w33 Feo distd JtEFrt AgE F Qe did2 A ojd FH F
Ax glo] @3 WX s WA (disinvestment), EA HATE FxE F3
FA-#Yste ¥, 283 vpxHo s A F A (reinvestment)ol <3 E
NEA ALt B 59 A 7EA7 g 28 d5FY 53 =%
e iR SAHY gon, dF s H42g FAE T By FTAHF 9
& GAAF GEFEBOE o] &Ho g o d YL THHoE ALt
3 FEHYPEYI GEFE ofln, olRfE-AY FY FFFHOE FA AU/ W
Foltt, t7u AMRAGE 53 FeFoz AEsy] dHME H2d 18m’
oldel wWAe] aFHM, K U F9o ¥yt Feo] LFHoo Hoe HA
O F A3 =FF AWt dESFHYARY PR FI3] ATdH oAt

GAdAT @539 & 777t AFS] A8 1458 FY9& Bfyes
Mzste] 27k ool AFdH7] WEA AFTHY TR
Z18AQ AAdzA ZhFA EI A7 Bof FARA 3] dotsrdnh. 1980
o 2 Aee @5FY o] FAHE ZAIE AT s,
38% A=7t GAUAFT gdEFHoZ ol&He AT HIHJYN(IFHTr &
9, 1981). 23 o)A 1990¢ &A dEFEYT HF AF JHF5U 2870
ol2edAE Z Ygux vk o7y A& AA AV 77.2%7F gEF
ol AFs goe AMdE gdE5FEHo qAdAF d=FYE T3 UL Add
FHoz FoF HLE 33 S HAFEH A

Jdd gAdASF SEFEL A8 APHAAN Yt ABH FARE
o2 Yy FAEHE NPT 2L FHFFLZ AYHAG. o] uwi

oft
>,
_>|:4
o

>
Y

Jirt
N
i
o,

U_,

8) A dAFE SAFHAN 27FFoldo] ddiABAd g FA}T Ae AFHAE
o wgiy, ol AFW o] dEFHdA Ued B¢ o]& dARAF GEF ol
TSR] &4, 1981).
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AR 1985 tHAdFE I 1990d trbTFEe AFd #¥ 9 F FHAA
A9 A5 AHE FAAM, @EFH ERHY NxE Fdsa o,
olg ME2E FYFTLE THF&A T AF= FHTFY U L=
ddiFHe AL A% 4F DS AP 439, 5§ AL F& AAEY o
AFe s drt7F99 353 #3538 S840 2 23 /PEAY AL A
dEFEH AAF F qANFES grt7Fge) Ado] 848t 1985d ol F

MEAl FHYALF 50% olde AR T FHTHE ALAA 4B 7dE
o, FAd 7|E SEFYAGY FAY HUEE NHAYH<KESE E D>FR).

@ FEHIMY Al 3

A APEHIL de FHAMNEAHEA S FEYMFANEAYE, ADF2HEA
4, 28l FASRAMAAGS HA 7 dom, FEHMZFAMNEANEE AddF F
A EL 1980 bl =QEoU, ol & AMYER AA 1990d W ol F &
A FAHD gtk 2WE o] AQPEL UYRE DEFHE YALE o|Fojxn
Qo] GEFHxH Wil F8F 802 L3t D,

19708 0 @AW Z} AR A A LA (1973-1982+d), 21 A 270 H ol
A% FHMFAMNLAGL 1980 o] F A FOEHAoH, 19839 FEANE
Bae] Ejog & %i}—é— HoldA &7|& w7 AZEFETH2. FEAMLLH LS
A& AFE FUIH AHGHE dAE FHIL AYEE FEHLE FYPdie
A3 Feoz BEFFY i@ ANLE AAEY, o] FAHAM FFL A

9) A3k, AHUA AANCZEE Heop ¥ Ad, =W FuE A ¥ol AP, &
AY 93 47 59 ARE YT Fdol v Fses,

100 A FAVERE 20m’ o4 60m’lste) 28 AUE AMSE B FTAFATE
9 A48 A3t

1) FEAFANSALT FABRAING L B5Fdo] F hPolut, ARZZTAYL
YEFY(131%)0 T AYFH626%) L FHE@43%)9) WFe] ErHRE: HEA F
971837, 19953 1149 @A).

12) FEANLEHE TEXY AALTAYY Y 2 AZAFY AARS, GRS
& S2ay) et 3TN 5 $FY ANE gu 0B AIAY A
Q@] g 27 Bojstz, N BARGL AAHY AYrPoR =g
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HRE o] FFTF FUIE ol&dtd AATE sty FHAAH U7t A
FYPt. FEANLE Tl EA T 2aAS dAIAE HEolg S A
Hi, ARARE FALE FFIAAD FITHAE Estsld W S d& ¥
oollet Al SEFE EAANERE EA 7] dEe 1980dW T o] F
FAsHA AP Jok 53] 19909 o F iR FEHMAFANEAIG LS dHe
2 AgY AA FYFTHF EFY AT FES AAGH, g dHeEE FUF
1 ZHAM A& 7E FAANGE A MEAFIL Uoh

9 <29 44>t FFANE AJATE HEA AQd 2H £33 9
om, ol AHL Mg VEFHAHH I dAsn Y&E ¢ F Yo
(<2 4-1> =) 53] vy 9x FAANHLE AEd 45, AUE, vl E, F
27 5 "Fo] wob MY SEFYAY FARAHA FEIF BFFEH LA

s Basel Jee ¢+ Ut

o

o

[¢]

<E 4-3> MEA BSHMHLUAIY BE
(1996'd 54 319 &A)

dE THTOI4) B3 A EF(E) | AENH(E)
1985 o] A 14 (5) 399,939 3,176 7,247
1986 24 (2) 850,235 7,703 16,737
1987 13 8 583,132 9,269 11,838
1988 8(12) 391,644 3,925 7,990
1989 8 (5) 293,792 1,967 6,159
1990 10 (7) 354,558 2,958 8,547
1991 10 (7) 380,471 2,610 9,317
1992 8 (8) 630,307 3,330 11,621
1993 17 (8 1,101,788 10,364 32,446
1994 15 1,098,951 10,775 26,962
1995 20 860,099 8,731 24,264
1996 11 901,093 7,785 22475

F 1) FSE AGABANLL Nz o2 F AETEY,
2) & AYSETFAY £
Ag: AeA FANFH WEAE,
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add 25 FEAFANLTAYS EFFYAQBF EHAHA T A
# A (squattered area)WHg o2 A gEHPoH, FFHA Feo] =F3id I
=% EFFYA Y (blighted area)ES 2 AIPhFolA Ao e, oA
N1E EFFHAMNEAIAY 7IF] FEHY ERAA o 2 vFE& FA7 o
oJRTHYAZ, 1989). 1A FEMFANLALL AAGA Y =303 A7 23
dtm, w3 BEA 19 el HE F BE EAAC AZHUG old
19803 th Fut 7]E9] FYAFAMNLAGY BAZE BRI FAM FYHTF
EFS U FHoZ AAFZE g3 ATAYH FASANAANGE =9
stod o 2% At ¥ EFFYG g AN LAdel #43tH7] AR
3ttt

Fie

1.4

hY

AA%E 2Rl F9 19879 FYAREAAY AR o A FHg
ABZZR] F AdZo] HEHWA 204 o4 =¥ FHY F§FEo] A
AZ2Fe A4S MR BEA =¥ BFFYAGL guHos AYY &
A ERTHS. AA AAEFZF 31%2 137 2ol 19969 @ o B 2HA
BAE BE 3 HASE AAFAY0] FEHAA FRHD YTHCE 4-4>FF),
% BEFUS Posd ARZEFL i ARHZ st 1964 VA =

13) A vty EFFYANGL A5 HA EFEY vny Ha5Fol IR AY,
agln =33 FHo] WY FAXY F FH9 EdF JNEH Fu AF-FAFH
&Ao wal g%¥sA YeldtH(EFE, 1994). 53] EFEL 6.2601%F 9 #AE 1960
ddie] 2Edlet A, 1980d e dy, B, vddt2 ol dAFEHEAH,
1993).

14) ¥ oz EFFHANAL EHAJI F37t P EA(squattered area)s} FAFA<Q Fd
o] %39 duwt FBFFHX Y (blighted area) 22 Y TH EFH-FA}, 1993; o)
T+l 1989)

15) AAFAIAS ANEAGel vls) 727 3 A7 39 ARAd e Aol 3
o A ANEAIY S ZAAGAR LR ARYTH AA JEAHYA AFGA Gl
W3 AA & FFo] FFr] dEol A/ B v, AqAFAYPL 7|EFHo=
Aoz 2L FAHLEE WY gF0) gid FF(FHF)E A0 &g AL
ALl 3 7tekE g3Etr] W&ol Ayt itk g3y AAFEAYE L VM FE FAHe
2 z¥o] ZAHY g 2¥Y 74 =3 3ok
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<E 4-4> MEAN MUAZZE Y
(19959 11¥30% &A)

—e ZA 97 GEZUAAE
- Z9% | zudx | z@x | =g4%
A 444 52,649 58 23,399
1989d o] A 11 2,107 - -

1990 13 2,179 4 424
1991 21 3,421 7 905
1992 49 6,580 8 753

19934 91 8,888 34 2,847
1994 122 11,287 2 149
19954 137 18,187 4 230

AR NeA FHNYF JRAR.

F A, @x) 807 A Fl 17,114%F 9]
F9o] 1999972 HgE AFoln, oju] Ate] guE ANIE JH<KE 4-5>3
=

16) 32 FYIHEEZIPA A AAFAP] YLHAANE Hole 5T AAF L
205 o]¥o] FFLoE AASFE WY B¢ JtesA o, 19939 3€ AP AFe
T 25F9E dAddA A anrt 19944 8¥ @ APz AFEFTt
QAT A4 dE5Fdn Q HA AYsAL wol A5H 204 Ty BEFY
o daiAe ADFe] /eSS g APARAY, A S5FY HAFAAL 4
23 AL DAl

17) ARFAELS 2F4HA7 R Ad<ed T AdS A4 & 848 EREo 238z 3
o] o A wat zolg RoleH, AETY B =F FANGY ALE A3 B
Aol A eE5FE HASFAAE AFHo2 NPHA7] AEIHADAEZZE AFRA
23).
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F2T, 37, 47 59 B4 FUAGY 3 FEASA T2 A%
o glol =% BEFYX G AL VY BAo] Y& RelFrh

<E 4-5> MEAl FHEZNUAMYG X Hs &

(1995 8¢ @A)

TE AAFTH TEFIEEY A

AT (L) 60 20 80
HAE m) 1,331 221 1,552
FYF(F) 11,915 5,199 17,114
A< (7 25972 8,062 34,034

AR AgA FUARH WAL,

3) AHEHHE o

® JHreE ¥ FYHE W
ze3Fo| 78 NFOZ oFiYL AT W ATF5Y WHE FY3P
o AHA 4L PAk 197040 o F ATFY FAS Fohe AT FYR
a4 Astste adel 93 Yok AW AIE) AT FAE AR F
FHEHE BPHD AT FAMA e A AFFEI Agsn e
g gu@ta ¢ 4 ok 2Fd SAUAY AFTE ASE AAFHe S
o Z&, 21 BEAF®Y 37} $OE AYE & Aok 2 197091 o
7HEsst B8] FLEYES FRHOR AN Yt ARolw, vyl w5}
FHE ASHoR FR 9lo), 19804 o) F WF ATATY FaE BEAT
o Z7bel 2HH A0 T UTH<E 4-6>).
dugoz BEAFE 2UR A2 2L FHY YAHY BIH AT
2 a4so] goh I 19909 AF 2 FHAN2ZEA ATl elaw, B}
FE P|EAT Hgnt /1TAT Hgo] wor AYWRE 00 ol 4e wFo)

B{/ I 1]
[o

ot

18) 4714 @57 E dWPE EX 41 AE ATE DR
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=4 YeElGtHEAA, 1993 22-3). 2HEE o]EL FAY F = A=
$ FUFg AZFoE A3 oy, A2 dEFY AHEL o5 2HI #
9]tk

g 5 Ao

<E 4-6> "o 7t ¥ ohEI17 F0l, 1970-1990

T 1970 1980 1985 1990
B 74 (90) 5.0 46 4.1 3.8

Ne [ ass7e
- 45 6.7 9.1

¥ 3(%)
Ha7tTLd5(QD 52 45 4.1 3.7

Az [ ass79
438 48 6.9 9.0

H 2 (%)

F 19709 A% GEATHEE ol B (198 204 AL
A7 AT 2 FHAM2H I, 1970/1980/1985/1990
o) HiF, 1985, #F & FHRY, XA}

#8 FUAEY WHE BEFYX Y] WaadoT F45n vk 19934
o @ ZAFEF oatd 59 o oAE A¥Hm U= ATFSY WA ¥x
e Fad oA Fdo §¥L vd 2 W @A Fdadd BAY ©
Exdugs TEFY 58 ojnEs M5E BA UHUR 3o $dia
F9 M57} o}RES FHo2Y FEFYCD BT UL ¥+ U o
U A4 BEFgd AZsE ATPFANE 375%00] BEFHezel ofAlE 3
Watm gle Aoz YEp} wEFde gi@ ¥is 2es ¢ 4 A%KE
47>). olE @ AL ALE SANAGA 5 o olAAFe e ATFE
wEFee snss shPE AA 69%0 EaEW, rre A$ IE
53 olEg Asan Ut

N
2 o

}01,
o
£l

@ ™MIHE e s
A&AA FHFFAE EFL A77HTEL 238 ¢ RokxAAN A

19) A#ZATA} 1993, 6t £A 258 S g A} AT



<E 4-7> 50| O[AtA & ol A& 7t79 FHUYFEHRY

(91:9%)
e e T5%q
e BETE TogE [9ura [ gAgeg| F
o =F 379 49.3 53 51 2.4
TE olmlE - | 7.3 89.9 15 04 1.1
— AHTH 15.0 68.2 89 49 3.0
EZEES 14.2 63.1 83 8.4 1.1
7] ek 26.6 52.7 9.3 89 25

Z3: USFAFTAL 1993, 60 A FHER FRHEL Y3 RAFATF
g2 A4

o
o 22 JA42 dAHE FAREE F987] AT 712HA &7 8 7 ooy F
7148 Feoz2iy BAsE AR S dg A AL oA ASE
grdste Aotk 53] 1980dd F4 o] F FEslAe 53 FUddEY dUF
Je d4e O A7 o

19830 Fut7kA] Aol FertZ g AAMAL 1879¢ AFE
T8l AlAske] 1990744 oF 2v) 7h7ke] s s AT 2¥d £EH by A
A A 5 TREF g 5¢ B3 FYtAL 199098 Hez HA s
st vE AANMAE AL Asstn FYtE B5&e AFsta gio g7y
AA7EA 52 7H7e FAY F2E HFA7IE 80z 2435t 19909 o)
F FARE 2HAEATE 57 AT AAOHLKE 4-8>).

ol 2L AAYK FFL ST
el FRew, o] AL AT JaEE sy A% J1E FH o wIE fis
= 7IAZ AEsAY. g7y F9 A6 e 19899 o) F & F S E R

ts&o A RuAe FEAY] dEe T A
E7Sd dg gAdFY 2 oyt Fdoz g A
€ 2R3 8oz AEIHAG og 2L FYAZY AAAIEFE FYA R
3719 RE2YWEAM 7HFe] vz AFY dAdFY ¢ ortrFgg Faste

—

ol



ZAF}E 7HA o

<E 4-8> MEAl FHIH, WAMIHY, FAHu| & 2H|XEIHX|F F0f

TE 1986 1988 1990 1992 1994
FY7HA R 62.0 69.0 100 92.5 90.0
A A A 4.8 69.6 100 112 118.1
FAR A F 75.6 82.7 100 119.5 131.1
A Y| ZAEIHA 78.8 87 100 1159 120.0

F:19909=100¢ 7|€L2 3T FXY
A A%, 1994, EVIAR.
d5F L8, 1996, =AFHENEFEEA

H 2 3 OSEFEHI Ao HIRY F&£

l

Al e @EFHA9e] T8 X9 Wz tisiy d9Eyd. o
A3} 19898 SEFEYAAF 19959 FANE GEFHANFoE Holgle £ A
A 44%0lH, o] F SEFHFLAHL 327 Fol EFsc. 2 Hexe &5
FeA o] oA Wstn EAE B AFHLE EY3I] Astd, ¢4 @
EFYA9e AutHQ g nFdn MY 4T HEE Holu e BEF

G AR Gol A HgEFYxgoz] M FH e FRA I
1. SHEFExIYe s}
1980 BEFAAL UEFdY wslel B2} 19959 BEFYR o)A u]

9EFYA g oj2r|7tA] TqFF WIE Holn jleH, oA <Y 4-7>%
2e FINAH EEE Hola JUoh
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<72 4-7> SHEFEYX|o| HBIHEY, 1989-1995



WA 198Y/19%5d EF uEFEndxdd AR(SFEAG->TEA ) Fug
g FAud) 3lo] BEFYo] WA 855%8 AXaTL 9 B T ofi} 1989
ol 19959 Aol BlEAY wEFee) B dUd w9 F7h5n o] 2B
g wat. 2dd o AYe =4 FuD AgHe T g 2aHe GYs
E¥an ged, ot BAY AR 5 EUd g0z s wEFde] 429
Sybe] 912 ¥ ojUz) UE ¥WOE AF FSREXT, ALAVRTY o ¥
FgE 5 ASH 2oz A Aol AR} Y7 HEA RO AHG,
RS ANY BEZYe 161%7F 404 o4 ABF =5 g FYSo|gt: o)A
= gAY & A 89 ANGL Ade AMFAH 4A} A F Aoz
FEEEY, shle YE2E, NTE, FHE AZE 5¢ 4029 vuy 17

GEZYAGEoln], G2 s FA2E, £91E, 234% 1)o}67E, AFYE
5 2YFYUYRGE2 ANGY AS MLl AT XY ARE S0 wet 3
2% 722 BHolx YL ¢ F Yo}

BAY(FEAG->$AAD)e GEFG Wt AT oL}, Qnyel
gxjetnl, BEFdo) 0% ol 4E AAHT glo] HAAAE GEFYA G 44
o) #% Folth o] Ade AFUEI £1 EW 199 FAVAE 2 Hoz
HiHoz FARA dote Holth 1dd BAGE 22
Solx 45T U, 42 L vlotdy), AUTAHE A 5 SHAGH A5 BT
se Aue nelm o

B9 CAG(RAAG->SANDE Faag FHuZ
n]Fo] 1989 64.0%°1A4 19959 52.7% 2 HRolHoy dUEFeH WS
27483 9o BEFYAGY Hho NEHoE AHT 9ee ¢ + U 2
dul CAGe BRF, RAEF, AA2E, PALIE 5 ALY GEAY 1F ©5
zuxde 02 Y4T0 gom, A% BFFIVAAAE 5] o] A

D)
1R
o
o
o>
lo
fru
2
oft

e

20) AT VSEEATFAE M Tol, AEAFTFIezE JBH-YF, LT, WSF, A
%, F3F 5ol dAE

21) 97l Az oz A3 shdo] AFHAJNE AFRBAUNAF, dF, ANF
e g F g



s ot E 258 AL B, AgHos 17 BEFYRA 4o
2@ Holot.

DAY (LAY ->uBEFYR ) BEFY ArFo] 71F o] Pas
AE B o ol 1989 87%° 23d wdEFH H|Fo] 19954 E 33.4%9
E2ohshel 19909 ol F WEFU Wyt FANA VPE A4S & 5 AT
PRHoE ENE FHOE £3T, ART, FUET, 33T 59 A9 4%
27 SR7, FEF, BGFE oojx =, o= 19709 Heel AzE Az
$A1 2EEE Roln Utk

olo] &l EXN(SAAL->uREFYA)E 20d o]4Y =¥ F9
HZol R 19709 olF AwE FAXNGeT wEFY duHe Fael H)
A wEzdgo] JAtE HNFL 636%IA 314%2 FANA B2HT Yo} BE
Zeo wWs ¥ ow oz g gre FUFFo BAaA oW UL
g 2 gtk 53 oliEs} AN FHe 30%E AAsn o) 4F AGSo| o}
E g BAse] IS ¢ 4 Utk TUHOEE 7} AdEz B R
He molm Q.

z
T
=
T

o

Ard oz Mg SEFHAQL IR ANFS A, Hx9 o7t 3L
GEFEY ML A FAAGY AL APHD gl AdAoH. A
FHA9oR FAHIL g AH(A, CAY)S 2 AN I8 EEFHAY
FTYLAANGeE g, $a9 F5 4F FEHANLIALY A
S 1T W, doE dF 17 SEFYAgnte] dEFHA A AL FA
Aoz Jdgdn. @A v &LsA dxFHe Wyt APFA BA Y
>¢A)S AEH AL B IF AYL @EFEHAeE {2449 Aoy,
HEEY A9geL vasFHges W el v 3t @8 DAY
(FE->025)3 EXF(FA->HEF)S B 2 d Alo] EEFEHAFA 1)

dreos WER 9oz 53 Huly qId FHER 7A€ EXY9HY
22 95T dEHoIUW DAL 1989 1995 Ato] ©EFH

rSL i
rE

:;!.

e wd wo

f‘

r&‘:
-!N

rr



WEsk 3480 A99ALe ¢ & A 2¥22 Gs)HE DAY 3 1980d
gEFURAA A 199659 NuSFEgoze) dnd g T2 1090
% gEFUAYY WaE nFFLA B,

i

2. SHEFHEUN Y HARY T

QoA AFE vsh Lol BEFAFAAGNA wgEFYxdoze) W
& FHoEY 7YY WA MRYOZ 7N E 1989461A 19%
SSFYY We % 199549 FYERES AR 1 usaRe PR

rlr
a0
du M
N
=

L
oft
rO

Y 7S % vz %8 & o
© Ade $AL A 19809 BEFUFAXNAF 1969 |Fo2 BE

@ @9 TEE 2AZ 7 o o2k WBSFY<S Fdus 2 A
F& A9se WEE ol TR Wi I8 #AE HFe 2= A

o Adsz YE & Ao

oY HREFYAGe) Wk 1980d-19959 $9 DEF e WY}
19959 A #9438 T4 53 ©SFY ¥ 9EFY wn JYHQ B
dol gle GAFFED obRES) FAHUE FHLZ FEY & 7] AEe| 3]
e FAENY AEE B 4] W5 E S
O larg @559 A8 WY (1989-1995)
@ @579 F4H (19%)



® Tt 7Y FAH (1995)
@ oltE FAM] (1995)

MY L Ward$H22) & TIEAHLE JEE FEIJHUUD). <E
4-9>& THEA 2=z FFo| 34 4 9 R’®ol F48A F7+83, Pseudo F
grol =iyt ol & A Aol 1, Pseudo o] oI 7] wjEo] &71xE 3709
T2 FEI}E Aol FaAdTL FAYA. FHEAY ZHFE Dendrogramo 2
8.9t <29 4-8>3 2t

<E 49> 2HEM 2T

3 Semipartial R-Squared Pseudo F Pseudo t*
R-Squared
10 0.01122 0.887 712 7.4
9 0.01341 0.873 714 11.7
8 0.01715 0.856 71.3 9.0
7 0.02321 0.833 70.6 94
6 0.03303 0.800 68.7 30.7
5 0.05569 0.744 63.2 24.8
4 0.06124 0.683 63.1 114
3 0.07318 0.610 69.5 315
2 0.24036 0.369 52.7 55.4
1 0.36928 0.000 . 52.7

#8 7RE 37} 249 W5 SHL <E 41053 2o 7 2PEE oS
% U534, gA7FY 293 onEs T4y
Aol YINE TR HolE Roln o} 348 2ASo|

22) Ward¥< SAEA o2 fAlzd wet oW gidg ABHoz EFas TAEY
HRo Uz ARE dAe R HYT 9, 1&g AU e ZE diTe)
HIEAYZ 71 77k T8 HYSFEE 3= Y02 minimum variance method
ot (719 A g 4], 1994; FF -+, 1992).

23) o47]A = SAS 60 T2aYE o] &5t

24) A4, 1996, SASEHE FAAA, Holg A, p4r4.
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Semipartial
R-Squared

L 0.3
h0.25
L 0.2
-0.15

- 0.1

I=0.05

=&
(2304 =)

Z&2
(3500 &)

<33 4-8> &M Z 3} Dendrogram

= &3
(3400 &)

N2 893 FEYS & & Ak $4 FAle FYEF YT A=Y w57y
FaFe Holx glou, 953y uFe YU R WA ofEY vFo|

=74 Jelgz glo] ol REALY UHH BP0 YL U &
gEFde FaFge] HJow FHFYH FAHHANE Qrt7F 3 olREE

<E 4-10> Z2xY #o 54
(F91: m?, %)

e = T A zm | zae | 2wz | ww

o %;kg;f- ‘322 5 -44 692 -36,098 ~151,762 ~-80,992
GEFE A 249 429 29.4 334
124 e i Rkl 22.7 336 55.7 377
o}l u} E F-AJ v 458 12.7 47 19.0

A8 €A, AA AR, 1989/1995.
A &A], 1995 HEFACDL.




FEuc wed s UEFde PFEG & VoS UEFYY W) 29

93 gled, AN E FuHeE BEFYe] BE WFE AT Uk Ao
g vdEun Ao 2P ©Y UL BSFYel FA gasden,
B 7Ege wFel AAY 50% o4& AA#n Yo} BEFYe AT

Zo] Wy &daA oFoiRsE & + Ut

wEFugde) A5t <19 4957 2o aok¥ £+ Utk 19899 ©E
Faguxge 1995€ A BSFYAGH NBSFYGoE BrojAn, o]
H ugEFdaxee YRS B4 319 2Pez PRYUG. 1dd 7 23s
e N2 gol# FAAYGY 54 D Uk

19894 19954 Haon

R ENE

OHIEZ=EH (231)

g (22

A

CIRFEFEY | (233

<q% 4-9> BSFYSUX| NS HIARY TE

94 2U1L vEFde WFe AFNY HE HWolu, o]F BEFdo]
2YEY olREZ AUs o ofRES HFo] ¥& Aot F2e A3 ¥

_89._



i dddoz vsFdel Wals) g oo or, FUFYY FAUNME us
Feo HFo] & AJEelth. aWH YrTFEH o}HEY vFL FFI )
et HZF 1E FEE Holn o A FYFAY dEFEy qulFFH,
gz ofEE FAHoE 433 EAE Aot FA3L BEFH W} B
HASA AAALH, o]AL ttFFEE FHLZ o]Fo|A trtFF e n
Fol ot waA Zt AQES I EAd wg FRIL oREFEY, FI2E
EAY, #3738 WFFYFEFeR FEE £ o 38 ¥HIgFEE H9F F
o & o}REFEY 237 §, EAY B F, 281 P TFEFEY UQ 5
02 YEPGH<HEE & 5> =),

A3 A SEFUEYXel HYRYY RN
2Ny Bz

FZdAQne 3973 8 (housing opportunity pattern)g FA3tE A=A
o2 FAXNY £3 F AFAY FAH9 F8& wHIYFol dHCadwallader,
1985). 53] 25 A€ FAXNGL FHFPe o3 FHF £33 HFe]
st 2 9EFYS FHoEI FYFIY ¥ze MEL FAXNY R E
Aste dstdFelgr & F Ao 2YHER FAAGY W goz FA
2 E3E oldEly] Hdd AVIAE A2EAA FRE HIFIERZ 7 A9
B3 Feo Wl B FARZHY WsE nFn, 1 FHH BEXE 123
2z o WA YEE A5 SAL <E 4-10>904 AnEgion, wWIHY
EX 2 FHEAHL <H 4-11>9 2t



<E 4-11> HERHY EX ¥ FYSY

.. gmezza| w48 | AT qex g7
F=y
F9878(%)" 67.4 69.7 784 98.2
g3 83.3 1205 1137 949
ZAEA DA (m)? ' ' ' ‘
FHHEF (%) 439 41.2 34.2 50.8
U A &(%)Y 42 4.4 39 59
] ——
iiéi /’;ﬁ 4 432 26.4 27.1 177

1) 19899 71E4
2) FAE EXNEAE FAE EXY AFZ Yw 319894 71¥)
3) 1990 dA <
4) LA WEARZE 19949 69 A
5) 209 ol A dEFE wFA(1990d 7€)

1. olffExF T H

FHEFEYL 1059 FA FUFYE AWA W] 2o 9o ohFET} 458%
2A olBEALH BYE Bo] Y= A5tk @A oFE A%E 2A T}
A2 e 4 g shte gAY g8 AfAgel, de s F
AFANEAD, ABENY, FABANNG 53 2 ANBAAL A o
o 33 ejrle] A N HFE ClAAAE FHOZW ofE AL
TYAD F Aok 28 GANBALE AEAN AR 12T 19909
AF A4 2oL gom, YA JE FANGY DUE AL BA LAY
o Aol WEFA olTolAL Yo} AATAGe 9% J1E BEFHGAN o)
Mt Solua Ytk
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A Aol A 9 Fo2 AEFQA Agel A e AFe FHo=
Zulgo] 2% 5 AN sy otk AA REZEHA HyH=
299 A5 208 oJdd =¥ 95T vFo] g2 Yo HF ¥ Ho)
o, 9A7F FAEAEH £ AHIF 7HF Fol N9 BFH ool Auy
o7 g3 AGsoA et &S ¢ F Ao agn I By =
AT 5 2o o] AEAHA Aol FA UTHLKE 4-11> F=).

a8 olHEFEYH LS A v JPEFHQ Adde 2 AGAT 29
o MLE A& 71EY FAXNY FxA & W3yt Jehdd AdgAe] 3 A
A gz AP g7 diA, BA, 7232 o] @A 9, oj& 2
= 71€ FAAY 7z ¥HIE Uit AA REFZYF AMLAYG ol
AREAYG Tl 8 olREANGOZ MEd AAEL &Y FAAY Fzx9
F 2318 o]F= A7 Bl o8 @ 4L FUFAHAANE R AE YEldn
Ath olREANGOZ WG AYEL HE YFEE 21 YL EFsm 7
E FUY AAFLL 233 Az HolH, djal FAZFE FE YFIEA 7
& AL5EF FAAY FAAZENG FAANGY HHo] ¢A3] DA 3
E Ao tH(YRE, 1992).

<H# 4-12> olZEF T EOo| FHEH Hst

TE 19894 1995

199 FAHEH (') 7.7 155
DT = (Nar) 14,832.8 16,949.1
FE44E&%) 56.5 114.9
FAE DEY HF (%) 61.0 75.5

9 REFEYE USFYAGe WAFYF 19T FAVAY For}
A4 3A dBua 9o FASEY Bl dFIAL ASE ¢ & ATH<E
4-12>). olst @7 AFUEE WHAEF AP we Ao, e AuHw
A AFBES 43 FohAt oldl wet okREFEYY AS NE FAAYY
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e gds 7R, ALE Jdd FEAY uAe 9F% =¥ & WIS ¢+
gtk & AGATHY FARZL AXE F dou, FH &HFH 17t A

Q) dEd Aud 4R BAE ¢n e A9 B
2. BN Y

EAYe 95399 waly) 149w drle s, PFol WA FoAE 5
Zol), 19959 @A BEFYo] 4%E FAHL Yo BEFYY wFo| A
¥e AgYe & & Ak 2 GE FWOE o] AL EAYY F$ WUSF
gl s B7eT ohA7A BEFY Wt 19FA A9YL u7)
£ 9t B¢ 88433 JuA Y ugo] £ WO o 9A A9 W}
54¢ Rz o9 BAGY UrTFHe] 336%2 HLA BE HFL A
Su glol EARA &5t AdY A%4E WA rrFEYxges WHsa
o, b rFuFERel wa) BEFge Wi s AAPL ¢ F 9
. 2dd EAYE vEZYSYAGe) WRFYF YA FAEAUAH) %
2 B 9 oolus =¥ BEFYY uFo] Y He Adoz M F5 ©

Fex ol HEUL 318 & & ATHLE 4-11> F=),

e

<E 4-13> ENE€o FHEH H3a

T o 1989 19954

1913 FAHH () 8.6 134
T2 = (Akar) 18,306.7 18451.5

% 8348 66.4 100.6
FAE BEY HF(%) 58.6 66.9

3 EAYY AR W E AHRUKE 4-13>), 19959 A 19T F
ARH L 134m’S w3 2 oy}, 19899-19954 71+F T E WIS v
sl 3 Z7430) /b3 A Uehiz gle] ANHoE B o GEFYEAx A
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EAYoze Wi BE FUTF U FADF ANENE WHFLFAN A7
He Wolth oS ¥ 4 ¥ FAS ABY HF W} Y Ao Aol
HE @ 4 o

3. I FHFE ¥

SEFYS NG JdRAEFEYA T FYLE dH e FFYFEEY
< FHEFE] F9 ¥ ¥ W oy ArprrE EF UE WKHE 4|
& 42 2 HoE FFYFEYL FHo| Ao EEH YAIFY
HlFo] 2 AFelA et & & F Utk oA tFFHoz A
7] ol @EFHY F7FF7l oju] dAAF dEFYoZ o]&Hi glo] Uzt
ddFde JLE Y5 JsS YusrlE ok 2¥YH o] F S
g7t7Fgoze e IFHE AL T4 FHoz AT F gtk sy
E € 9559 =539 e 283 g9doH, b sus JdUE F9 F
3 ZL AAA gdo] aRolnt ojst BHUF GEFHY] HNFARY v &E 4
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Abstract

The large scale transformation of the residential areas in Seoul since 1990
were mainly directed through reconstruction of existing houses and
redevelopment of old residential zones. This study investigates the changes in
single-detached housing areas and their influences on housing market.

First, I studied the current housing conditions and the formation history of
residential areas in Seoul. Next 1 analyzed the effects of reconstruction of
houses and redevelopment of old residential areas after differentiating them by
the strategy of housing development and housing characteristics. Research
methods were statistical analysis using various secondary data such as cluster
analysis and personal survey on the actual residents. For the analysis of the
current housing conditions and changes of single-detached housing areas, a GIS
programme. Maplnfo 3.0 was used. The study results are as follows.

The housing situation in Seoul has been worsening despite the continuous
supply of new houses. The number of multi-unit houses has gradually
increased while the number of single-detached houses has sharply declined. As
a result, single-detached housing areas, which were dominant among the Seoul
residential areas, have significantly decreased between 1989 and 1995. The
changes of single-detached housing areas also showed different patterns
depending on the strategy of housing development. The statistical data shows
that the single-detached housing areas have developed into 3 different
residential types : multi-family detached house(Dagagu)-oriented type, mixed
type and apartment-oriented type.

Multi-family detached house-oriented types were mostly developed through
reconstruction of old single unit houses by home owners. This development
type increased housing supply and efficiently got rid of old single houses at the
same time. However, it generally degraded the residential environment and
attracted relatively low-income residents. In addition, the location of
multi-family detached house-oriented type seems to be closely related to the
public transportation such as subway lines.

The mixed types contain a mixture of multi-family detached
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house(Dagagu) developed by home owners and multi-family detached
house(Dasedae) developed by construction companies. Although they have
relatively better multi-family detached house(Dagagu) than multi-family
detached house(Dasedae), the deteriorarion of residential environment was
inevitable. This residential area types are mainly concentrated within 8-10km
from the center of the city.

The development of apartment-oriented types, unlike the previous two,
were led by unions or house owner groups, and can be completed differentiated
from other two types in aspects of residential environment, resident types and
housing supply. Because this type was recreated from completed demolition of
all single unit houses, it actually improved the residential environment.
However, it degraded the residential environment of the surrounding areas due
to its high density formation. Middle class people formed the majority of
residents in these areas. Locations of apartment-oriented type are widely
scattered around in the city with no specific chacteristics.

Redevelopment of single-detached housing areas excluding squattered areas
was mostly led by individual house owners with minimum restriction from the
government, and it represented large portion of the houses supplied since 1990.
However, it was also the main reason for degraded housing environment and
gentrification. This was mainly due to the fact that most of single-detached
housing areas development was carried out by individuals. For the successful
future development of residential areas without demoting the environment, the
government can set up systematic guidance and management for the housing
development projects. The government can also encourage the group-level
development projects over the individual ones. Since the on-going development of
single-detached housing areas are creating new types of residential segregation, a
regionally flexible housing development plan from the government is more
desperately needed than ever.

Key words: single-detached housing area, the strategy of housing development,

multi-family ~ detached  house(Dagagu)-oriented  type. mixed type,
apartment-oriented type, housing submarket, residential differentiation
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