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Preface

The question of how we use land – as a society – is of growing concern to citizens
across the nation and, especially, the Northeast US.  Recent publications based on
data from the 2000 Census and other sources show that the amount of time workers
spent commuting between home and place of work increased in the 1990s in many
areas.  Growing traffic congestion is, in turn, widely believed to be related to land
use patterns commonly referred to as "sprawl."

Private and public decision makers need more and better information about the
causes and consequences of alternative land uses.  This document summarizes
leading-edge contributions of one group of social scientists – economists – to the
land use debate, and also highlights potential future contributions of this group.

The Northeast Regional Center for Rural Development continues to invest most of
its resources on the topic of land use, which was identified by our stakeholders as
the single most important priority in the Northeast US.  We are pleased to publish
these summary proceedings from a recent workshop sponsored by The Northeast
Center; this is the second of two conference summary proceedings commissioned.
The earlier report, along with other publications related to land use, is available at
http://www.cas.nercrd.psu.edu/Publications/rdppapers.htm.

Stephan J. Goetz, Director
The Northeast Regional Center for Rural Development

August 2002
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Executive Summary

Matching the growing societal interest in land use issues is an explosion of research
into the forces driving land use conversion, the impacts of land use change, and the
design of land use policy.  Research and extension activities conducted by universi-
ties, public agencies, private non-profit groups, and others can help address many
questions associated with land use policy.  However, the mere existence of research
activity does not guarantee a positive impact on land use decisions.  The multi-level
challenge facing researchers is to identify principal questions; seek appropriate
research methods; and-not least-communicate results to appropriate audiences in an
accessible and useful manner.
This volume summarizes the proceedings of the 2002 Northeastern Agricultural
and Resource Economics Association Land Use Policy Workshop, held from June
11-12 in Camp Hill, PA.  The primary theme of the workshop was the relevance of
research for policy decisions.  Simply put, how can economists and other social
scientists make a positive difference in the policy process? Workshop attendees
represented government agencies, academia, and private institutions from across the
United States.
Invited presentations emphasized ongoing changes in land use policy and means
through which economists could increase the relevance of their work.  Selected
presentations illustrated a wide scope of ongoing research methods, centered on
three land use policy questions:
     (1) Why and when does land conversion occur?
     (2) What are the implications of land conversion and conservation for property

values and tax revenues, and vice versa?
     (3) What are the practical relationships among rural amenities and the policies

designed to protect them?
Discussions among participants revealed strengths of ongoing research, challenges
facing economists who seek to inform the land use policy process, and unresolved
research questions.
Strengths of ongoing research included:
     (1) Social scientists are increasingly incorporating models and methods from

other disciplines to improve analysis of complex land use issues.
     (2) Applied research is beginning to extend beyond simple concepts of eco-

nomic efficiency to incorporate elements such as equity, financing issues,
and political feasibility.

     (3) Much of the presented research was driven by needs and questions of policy
makers; economists are addressing complex policy questions that often defy
simple solutions.

     (4) Economists and other social scientists are placing increased emphasis on
whether land use policies have had the desired or expected impacts over
time, and changes that might improve policy performance.

     (5) Researchers are increasingly recognizing incentives and institutional struc-
tures that influence the actions of program managers and administrators,
and assessing whether these actions are in the best interest of the public.
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Challenges included:
     (1) Despite advances in analysis of land use issues, much of this information is

found in journals or texts read primarily by other researchers.
     (2) Economists are often willing to ground models in questionable assumptions.

While resulting models may provide insight, they may also provide mislead-
ing policy guidance.

     (3) Geographic regions differ with regard to a range of factors associated with
land use and policy.  These regional differences may obscure general research
findings.

     (4) Despite the significant benefits of multidisciplinary research, this work is
often hindered by data limitations and fundamental differences in disciplin-
ary perspectives.

     (5) Policy makers rarely use results developed in the literature, in part because
these results may fail to account for policy makers' institutional and personal
objectives.

Participants also identified land use topics in which significant uncertainty remains,
and in which research could offer much to the policy process:
     (1) Dynamics of Land Development, Value, and Market Price – While this is a

complex area in which many research questions remain, researchers face the
added challenge of making results accessible and practical to the broader
policy audience.

     (2) Fiscal Impacts of Easements and Conservation Activities – The impact of
conservation activities on communities' fiscal bottom-line is typically un-
known.  The critical role of parcel cost and tax implications in many com-
munities points to the importance of high-quality research in this area.

     (3) Relationships Between Public Preferences and the Policy Process – There
is a need to better integrate research into public preferences for rural ameni-
ties with research regarding the policy process required to sustain those
amenities.

     (4) The Public's Perception of and Preferences for Rural Amenities – Despite
significant prior work, there remains considerable uncertainty regarding that
which the public values in farm, forest, and open space land uses.  While
agencies often emphasize conservation of prime soils and active agricultural
land, survey research suggests that the rural public places greater value on
amenities that may not require active agriculture.

     (5) Structural Shifts in Land Conversion and the Changing Role of Land Use
Policy – Past models of land use change may be inadequate to characterize
contemporary patterns.  Approaches to land use issues must change to
reflect current issues and dynamics.

In addition to this Summary of presented and invited presentations, manuscripts
presented at the workshop will be available in a special issue of the Agricultural and
Resource Economics Review, to be published in April, 2003.  This volume was prepared
and distributed by The Northeast Regional Center for Rural Development, the
principal workshop sponsor.
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I.  Introduction

Matching the growing societal interest in land use issues is an explosion of research
into the forces driving land use conversion, the impacts of land use change on
communities and natural resources, and the design of land use policy.  This research
is particularly timely, as external forces increase the demand for land conversion,
members of rural and urban-fringe communities are increasingly willing to support
policies that encourage maintenance of productive forest and agricultural lands.
Simultaneously, federal and state policy analysts are evaluating their alternative
roles in land use and conservation policy.

Despite widespread interest in topics related to land use conversion and manage-
ment, the specific consequences of land use policies are often unclear.  This lack of
information may in some cases hinder otherwise beneficial policy changes, or may
contribute to misdirected or ineffectual conservation programs.

Research and extension activities conducted by universities, public agencies, private
non-profit groups, and others can help address many critical questions associated
with land use.  However, the mere existence of funded research activity does not
guarantee a positive impact on land use decisions.  The multi-level challenge facing
researchers is to identify principal questions; seek appropriate research methods;
and-not least-communicate results to appropriate audiences in an accessible and
useful manner.  Prior workshops (NERCRD 2002; Abdalla 2001) have sought to
develop a comprehensive research agenda targeting many of the critical issues
surrounding land use conflicts, conversions, regulations, and non-regulatory policies.
Results of these and other prior efforts have provided the foundation for the work-
shop summarized here.

This volume summarizes the proceedings of the 2002 Northeastern Agricultural
and Resource Economics Association (NAREA) Land Use Policy Workshop, held
from June 11-12 in Camp Hill, PA.  The workshop was organized by a committee
comprised of Stephen Swallow and Robert Johnston (University of Rhode Island),
James Shortle and Elizabeth Marshall (Pennsylvania State University), Joshua Duke
(University of Delaware), and Lori Lynch (University of Maryland).  Workshop
attendees represented government agencies, academia, and private institutions from
across the United States.

The primary theme of the workshop was the relevance of research for on-the-
ground policy decisions.  Simply put, how can economists and other social scientists
make a positive difference in the policy process?  Presentations covered a wide
range of land use topics in which economics and other social sciences may help to
inform policy.  Accompanying discussions emphasized a search for practical ways in
which researchers could make their work more accessible and useful to the policy
process.

Sixteen presentations were made at the workshop.  In addition to the Summary of
these works presented here, manuscripts presented at the workshop will be available
in a special issue of the Agricultural and Resource Economics Review, to be published in
April, 2003.  This volume was prepared and distributed by the Northeast Regional
Center for Rural Development, the principal workshop sponsor.
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II.  Workshop Presentations

Invited presentations were provided by Sandra Batie, Daniel Bromley, and Emery
Castle.  These presentations emphasized ongoing changes in land use policy and
means through which economists and other social scientists could increase the
practical relevance of their work to the policy process.  Despite differing perspec-
tives and backgrounds, the invited presentations shared the common theme that
work of social scientists should be driven by current and pressing problems in land
use, and should reflect a pragmatic view of the policy process and the role of
research within that process.

As stated by Emery Castle, "more than one valid analytic approach may be applied
to land;" the primary driving force behind a research agenda should not be an un-
swerving dedication to a single methodological approach, but rather the practical
circumstances and social dynamics surrounding contemporary land use issues.
Following this theme, selected workshop presentations illustrated a wide scope of
ongoing research methods.   However, despite the range of research methods ap-
plied, most speakers focused on three general questions, each with clear relevance to
land use policy:

     (1) Why and when does land conversion occur?
     (2) What are the implications of land conversion and conservation for property

values and tax revenues, and vice versa?
     (3) What are the practical relationships among rural amenities and the policies

designed to protect them?

A.  Invited Presentations:  The Role of Economics in Land Use Policy

The Multifunctional Attributes of Northeastern Agriculture, Sandra S. Batie

Batie's invited presentation emphasized the many attributes of agricultural land and
the role of research in recognizing the myriad functions of the agricultural land-
scape.  In Europe, these attributes are referred to as multifunctional attributes.
Agricultural land can produce commodities or differentiated products, and can
produce environmental services such as water quality, wildlife habitat, or amenity
values such as viewscapes.  Such land can provide hunting, agro-entertainment or

agro-tourism opportunities.  As incomes rise, these non-commodity
attributes tend to be valued more highly than the production of com-
modities.

Although the Northeast United States contains a significant number of
traditional agricultural enterprises, studies suggest that the rural-urban
fringe is undergoing change.  In many locations, it is being transformed
from a locus of production into one of leisure pursuits.  An example

would be the loss of a row crop commercial farm to a small horse farm.  These
changes can preserve rural landscapes in terms of open spaces with a presence of
farmsteads.  As traditional agriculture runs into competitive difficulties, various
types of high valued market niches are also being exploited within the region.  These
include everything from mushrooms, organic greens, and wines to specialty cheeses,
bedding plants, turf farms, farm vacations and even animal boarding.  However, the
viability of these enterprises can be threatened by the conversion of farmland to
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alternative uses as well as by the parceled checkerboard patterns of development.
Furthermore, whether there are positive linkages to the emerging agricultural pat-
tern of development will depend on complimentary investments in sustainability.

As illustrated by Batie, consumer preferences for multifunctional attributes are
typically not well reflected in market transactions or policy.  Indeed many market
and policy influences encourage the neglect of such attributes, such as ignoring
the ecological connections with agricultural land uses. Fragmented information sets
and missing markets pose considerable challenges for the conservation of multi-
functional agriculture. This represents an important challenge for economists and
other social sciences addressing the conversion and preservation of multifunction
agricultural land.

Land, Economic Change, and Agricultural Economics , Emery N. Castle

As elucidated by Castle, the applied economist does not have the luxury of using a
single conceptual lens to view reality.  For example, land provides a different bundle
of goods and services in the rural areas of the Great Plains than it does in the
urbanized Northeast.  Further, the motivation of researchers who
seek to understand issues related to land varies among, as well as
within, geographic situations.  When speaking or writing about land,
economists will not communicate well even within their own disci-
pline, unless the economic characteristics of land, as well as the
motivation of analysts, are recognized explicitly.  Castle outlines three
distinct contexts in which applied economists have contributed to the analysis of
land use issues, with an emphasis on links between agricultural land use issues at
various points in US history and the dominant form of economic inquiry.  The first
is concerned with the agricultural firm and agricultural industry, with an emphasis
on the production of marketed products.  The second arises if agricultural use of
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land has effects on the remainder of the economy that are not reflected in the out-
comes of unregulated markets.  The third context involves the use of land as a policy
instrument to influence the nature, direction, or impact of economic activity.  Castle's
view is that land plays different roles in economic affairs, and that more than one
valid analytic approach may be applied to land.  In some cases, economists must be
willing to modify textbook theory to develop approaches that "work better" for the
problems at hand.

As argued by Castle, it is unlikely that a single, grand economic model will ever permit
analysis of all land related economic events.  Debates about the relative merits of
various conceptual approaches often fail to reflect the fact that these concepts were
advanced to illuminate different aspects of land use "reality" in the first place.  A
pluralistic approach permits economists to take advantage of information and insights
that would be excluded by any single approach.

Land Use Policy and Volitional Pragmatism, Daniel W. Bromley

Bromley discussed two distinct conceptual frameworks brought to bear by applied
economists interested in land use matters.  The first framework concerns the idea and
practice of property rights in the United States.  The second framework concerns the
economic doctrine regarding how decisions ought to be made in a democratic market

economy.  Bromley focused his presentation on the first of
these frameworks:  the idea of property rights.  Specifically,
he discussed the dominant presumptions in the idea and
practice of property rights.  These common – but as argued
by Bromley, often misdirected – presumptions are (1) that
property rights are clear, stable, and unchanging; (2) that the
owner of a piece of American real estate is the final author-
ity concerning which activities may or may not occur on that

land; and (3) if currently permissible activities are attenuated by government regula-
tions then compensation must be forthcoming.  Bromley stresses that there is often a
disconnect between the theories and advice of applied economists – often based on
the concept of welfarism – and the way decisions are made in the real world.  In the
arena of property rights, this implies the abandonment of axiomatic interpretations in
favor of a more abductive approach which views such rights as a creation of the legal
process used to resolve land disputes, and hence subject to change.  Bromley suggests
that economists and other social scientists recognize the need of the nation to adjust
to new priorities, tastes, and preferences through a changing concept of the meaning
of property rights to land.  Simply put, economists’ approaches to land use issues
should reflect the “common sense” of the policy process and the general public.

B.  Selected Presentations

1.  Why and When Does Land Conversion Occur?
These six presentations describe empirical and theoretical work seeking to better
understand the land conversion process.  The challenge faced by individuals conduct-
ing these often technical analyses is ensuring that the results are nonetheless acces-
sible to land use managers, many of whom may lack extensive Geographic Informa-
tion System facilities or training in land use modeling.
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Modeling and Managing Urban Growth at the Rural-Urban Fringe:  Evidence from a Model of
Residential Land Use Change, Elena G. Irwin and Kathleen Bell

As many local and state governments in the U.S. grapple with increasing growth
pressures, the need to understand the economic and institutional factors that under-
lie these pressures has taken on added urgency. From an economic perspective,
individual land use decisions play a central role in the manifestation of growth
pressures, as changes in land use pattern are the cumulative result of numerous
individual decisions regarding the use of lands. Irwin and Bell address the issue of
growth management by developing a spatially disaggregated, micro-economic model
of land conversion decisions suitable for describing
residential land use change at the rural-urban fringe.

Their model employs parcel-level data on land use in
Calvert County, Maryland, a rapidly growing rural-
urban fringe county. Combining these data with a
spatially-explicit microeconomic modeling framework
provides for a better understanding of the human behavior underlying residential
land use change and for assessing the effects of myriad growth management policies
on land use decisions. Irwin and Bell estimate a model of residential land use change
using a duration model and employ the parameter estimates to simulate possible
future growth scenarios under alternative growth management scenarios. Their
results suggest that “smart growth” objectives are best met when policies aimed at
concentrating growth in target areas are implemented in tandem with policies
designed to preserve rural or open space lands.

...the need to understand the
economic and institutional factors
that underlie (growth pressures)
has taken on added urgency.

Kathleen Bell
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Integrating Land Use Change into Landscape-level Ecological Assessments, Jeffrey D. Kline
Economists increasingly face opportunities to collaborate with ecologists and other
scientists in multidisciplinary research involving landscape-level analysis of socio-
economic and ecological processes.  For economists who specialize in land use
issues, such collaboration often calls for the development of empirical models with
which to examine factors involved in land use change and to project potential future
land use change scenarios for integration with other models describing socioeco-
nomic and ecological processes under study.  Providing ecologists with the specific
types of land use information they desire can present challenges regarding the
availability of appropriate land use and other data, the need to modify existing land
use modeling methods, and unresolved econometric issues associated with spatial
autocorrelation.  Kline provides an overview of the relatively recent adaptation of
land use modeling methods toward greater spatial specificity desired in integrated
research between economists and ecologists.  The particular challenges presented by
data, modeling, and econometric issues are highlighted.  Kline follows with a discus-
sion of a spatially explicit land use model developed as part of a multidisciplinary
landscape-level analysis of socioeconomic and ecological processes in Oregon's
Coast Range Mountains.  The model improves upon previous land use modeling
efforts using discrete land use data, by characterizing the spatial dynamic distribu-
tion of building densities throughout the forest landscape of western Oregon
(USA).  Model projections serve as input into other models describing socioeco-
nomic and ecological processes.

Does a Critical Mass Exist? Determining Whether Farmland Conversion Is Affected by the
Number of  Agricultural Acres, Lori Lynch and Janet Carpenter

Rapid population growth near farming areas has created problems as well as oppor-
tunities for farmers.  For example, the proximity of non-farm neighbors has resulted
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Projected Building Density Categories in Western Oregon

1995 2025 2055

Buildings per square mile

0
1 - 20

20 - 64
64 - 640 (low density development)
> 640 (urban development)

Notes: Based on negative binomial
model (Table 2) projections of building
density change applied to 1995 base year
map.  Existing urban development in
1995 base year shown in gray.




