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Abstract 

The study assesses the effect of land conversion on the local economy of Barangay 

Maliwalo, Tarlac City from 2015 to 2024. The study seeks to determine how the effects of 

land conversion from agriculture to residential and commercial use affect the employment 

generation, income of households, and revenue of local government unit in Barangay 

Maliwalo. Employing a descriptive correlational research design, the study will utilize 

secondary data gathered from the City Planning and Development Office (CPDO) of Tarlac 

City and the Local Government Unit of Barangay Maliwalo. Using Land Use Theory, 

Endogenous Growth Theory, and Structural Change Theory, the study applies descriptive 

statistics, Pearson's Product-Moment Correlation, simple linear regression analysis, trend 

analysis, and Analysis of Variance (ANOVA) for data analysis. It is expected that land 

conversion increases during the study period and that it is accompanied by an increase in 

employment, household income, and revenue of local government unit. It is also expected 

that there exist very strong positive and statistically significant correlations between land 

conversion and employment generation, household income, and revenue of local 

government unit indicating that the increase in land conversion results to economic 

development of the community.
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CHAPTER 1 

Background of the Study 

This chapter presents the Introduction, Background of the Study, Statement of the 

Problem, Objective of the Study, Significance of the Study, and Scope and Delimitations of 

the Study. 

Introduction 

There has been a notable change taking place in barangay Maliwalo in Tarlac City, 

which involves the gradual shift of agricultural land into built-up land. This pattern of 

transformation is common in many places around the world as urbanization and economic 

changes in such locations cause the conversion of agricultural land into residential and 

commercial spaces. Even though Tarlac City is characterized by agricultural production, 

there is still a continuous conversion of agricultural land in the city into built-up land, which 

is consistent with the trend of land use transition in developing countries. 

Currently, the expansion of commercial and industrial spaces in Tarlac City involves 

the conversion of land resources from their use in agricultural activities into economic 

production. This land use change helps the city adjust to the new economic trends as land is 

increasingly made available for economic development purposes. The distribution of people 

also influences this process as urban barangays contain increasing number of people 

whereas rural and less dense barangays such as Maliwalo are very appealing to investors. 

The process of land conversion is also influenced by demographic growth in such 

locations. There has been a dramatic increase in the population of barangay Maliwalo over 

recent years and the household formation and infrastructure development also contributes to 

land conversion process. On the other hand, the reclassification of land in the city shows 
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how agricultural lands in different barangays are being converted into other uses.These 

indicators collectively raise central economic and policy concerns:  

What are the characteristics of land conversion in Barangay Maliwalo? What are 

the trends in employment generation, household income, and local government revenue? 

And how does land conversion significantly affect employment and income generation in the 

barangay?  

Addressing these questions is crucial in determining whether land conversion in 

Maliwalo stimulates inclusive local economic growth or merely replaces agricultural 

production without generating sustained economic benefits. 

This study seeks to empirically evaluate these relationships by examining land 

conversion trends and their effects on employment, household income, and local 

government revenue, guided by theories on land use, structural transformation, and 

endogenous growth. 

Statement of the Problem 

Land conversion in Barangay Maliwalo has become increasingly visible due to the 

expansion of residential, commercial, and service-oriented developments. While these 

changes are often associated with economic progress, there is still limited empirical 

evidence on how land conversion actually affects local employment generation, household 

income, and local government revenue. This study seeks to determine whether land 

conversion contributes to meaningful economic growth in the barangay. 

Specifically, this study aims to answer the following research questions: 

1. What are the characteristics of land conversion in Barangay Maliwalo in terms of 

type, scale, location, and rate of change? 
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2. What is the trend analysis of the following: 

• Employment generation 

• Household income 

• Local government revenue 

3. How does land conversion significantly affect employment and income 

generation in Barangay Maliwalo? 

Objectives of the Study 

 The main goal of this study is to determine the impact of land conversion in 

Barangay Maliwalo on local economic performance in relation to employment generation, 

household income, and revenue from the local government. The specific goals of this 

research are to characterize land conversion in the area in relation to its type, extent, 

location, and rate of conversion over time. Another goal is to examine the changes in 

employment level, household income, and revenue in the barangay in relation to land 

conversion. By assessing the relationship between increased non-agricultural land use and 

the positive changes in employment and income, this study adds to the existing discourse on 

the link between land conversion and sustainable economic growth (Zhang & Wang, 2018; 

Significance of the Study 

 The significance of this research lies in the fact that it provides empirical analysis of 

the influence of land conversion on the local economy of Barangay Maliwalo. The findings 

of this study will help the residents of the barangay, landowners and small-scale business 

people to take the right decisions regarding the land utilization, choice of their occupation 

and investments (Rahman & Nahiduzzaman, 2021). Besides, the findings of the research 
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will also be valuable to the developers as it will provide them with proof whether the 

process of land conversion results in tangible economic benefits for the host community 

(Sarkar & Das, 2024). The findings of the research can serve as a good base for formulating 

the policies of zoning and development programs which can ensure balanced growth of the 

barangay. 

Scope of the Study 

The scope of this research focuses on assessing the economic implications of land 

conversion in Barangay Maliwalo, Tarlac City. It examines how the shift of land from 

agricultural to non-agricultural purposes affects the economic condition of the barangay, 

particularly in relation to employment generation, household income, and local government 

revenue. The study concentrates on land-use changes within the last decade, covering the 

period from 2015 to 2024, using available secondary data to determine patterns and trends 

that reflect economic growth or structural economic adjustment. By analyzing these indicators 

over time, the study aims to determine whether land conversion contributes positively to the 

barangay’s economic development or presents challenges that may affect long-term 

sustainability. 

Although broader city-wide and regional development trends may influence the 

growth of Barangay Maliwalo, this research primarily centers only on the barangay and does 

not extend to neighboring areas or other municipalities. The study also does not examine 

environmental impacts, agricultural productivity loss, food security issues, ecological risks, 

or social displacement resulting from land conversion. Instead, it limits its analysis to the 

economic dimension of land conversion, recognizing that these excluded factors remain 

important but fall outside the defined boundaries of this research. Through this scope, the 
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study establishes a focused framework for evaluating Maliwalo’s ongoing transformation and 

its capacity to support inclusive local economic growth. 

Limitations of the Study 

Similar to other forms of research, there are several limitations to this research due 

to which the interpretations of results and their generalizations are affected. The main 

limitation is related to the lack of availability of secondary data in complete, precise and 

annual form at the barangay level as well as city level. Even though the researcher was able 

to gather official documents from the City Planning and Development Office, Barangay 

Maliwalo, and other government agencies, yet some of the data was lacking for annual 

years. 

The following were the data affected: 

• Land Conversion Records – Only total land conversion values for certain years 

were obtained from the local government, and not the specific yearly value per 

land conversion. Given this constraint, the researcher used the proportional 

distribution and linear estimation approach in coming up with an estimated 

yearly value for land conversion for trend analysis and regression computations. 

• Average Household Income Data – Figures for household income from the 

barangay and PSA data were only available for certain benchmark years. An 

approximation of yearly income figures was done using average growth rate 

extrapolation based on the existing trend of income for similar urbanizing 

communities. 



  

                SAN BEDA UNIVERSITY 
                             Department of Economics and Public Policy 

 

            

 “That In All Things God May Be Glorified” 

14 

• Data on Local Government Revenue – Total revenue of the barangay was not 

specified yearly but rather was provided in clustered or aggregated year format. 

To compensate for this, an estimate of yearly revenue value was done using the 

distribution of the total using the observed average yearly growth pattern in 

barangay data. 

These limitations indicate that while the study is grounded on real and official data sources, 

some portions of the dataset—particularly the annual values—are derived from statistical 

estimation rather than exact recorded figures. This affects the numerical precision of the 

trend analysis. However, the overall direction, behavioral patterns, and relationships among 

land conversion, employment, and income remain reliable because the estimates were 

computed consistently from verified official data. 

There is also the issue of lack of primary data like interviews, surveys or 

observations. This would have added more to the analysis through insights from the 

economic experiences of people living in that area, farmers who were displaced because of 

the land conversion, and workers affected by it. Lack of time and availability of data led to 

this limitation. 

Lastly, it is important to note that this study looks at the impact of land conversion 

only from the economic point of view; that of employment generation, increase in income 

and increase in revenue of the local government. It does not analyze the environmental 

effect, loss of agricultural productivity, food security issues, and social displacement. 

Hence, the conclusions drawn are relevant to the economic impact of land conversion in 

Barangay Maliwalo only. 
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Despite these limitations, the researcher ensure that all calculated values used for 

estimation followed clear-cut statistical methods. In consequence, the research stands out as 

a valid and significant source of data on the impact of land use conversion on local 

economic development in Barangay Maliwalo, Tarlac City. 
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CHAPTER 2 

Review of Related Literature 

This chapter introduces the literatures and studies reviewed and their relevance to the 

study, which will be utilized to support the findings in determining the efficacy of land 

conversion to the local economy of Barangay Maliwalo, Tarlac City. The different studies 

and articles reviewed are centered on the effect of land conversion on economic indicators 

such as employment, income, local revenue of the government, and land use changes. These 

sources are from both local and foreign contexts and are a solid base to know how land 

conversion from agricultural to non-agricultural use impacts communities. These literatures 

will be utilized to interpret and analyze data on how the economic landscape of Barangay 

Maliwalo may have changed due to the increasing trend of land conversion. 

Land Conversion and Employment Generation 

Li et al. (2021) discusses the effect of land use change on the spatial distribution of 

employment in Tehran. The authors discuss the impact of changes in the functionality of 

land in terms of employment density and its contribution to economic activities. According 

to the research, the land conversion from agricultural and residential into commercial and/or 

mixed-use leads to a substantial increase in employment densities where accessibility and 

facilities are present. The efficiency of the process depends on the factors like urban policy, 

access to public transportation, and current value of the land. This study will be helpful to 

understand the effects of land use reclassification on employment creation in case of 

community like Brgy. Maliwalo, where agricultural lands are converted into 

commercial/industrial use. 
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However, Xie. (2019) examine the impact of confiscation of farmland in Nanjing, 

China, on the employment status of farmers who lose access to the land. In this research, the 

job status of farmers is assessed based on comparison of the situation before and after the 

confiscation of land. It was found out that about 54% of land-lost farmers underwent 

considerable changes in their employment situation – they became migrants or became 

jobless. Several factors have affected the adaptation process of farmers such as age, 

educational level, land compensation, and subsidies. For instance, farmers possessing more 

skills were able to adapt to work outside the agricultural sector, whereas elderly farmers lost 

jobs. The authors recommend such policies as vocational training and employment support. 

The above-mentioned article is relevant since it provides insights into the impact of land 

conversion on employment in agricultural sector. 

Another example of how land conversion influences people's lives is presented in the 

article written by Nguyen (2021). The author examines the consequences of land conversion 

to the industrial use in Nghe An Province, Vietnam. It was discovered that although the 

overall income level improved because of compensation and opportunities provided, many 

residents lost jobs and found it difficult to get stable employment, especially elderly 

persons. Thus, land conversion improves income of the household but may lead to the 

increase in unemployment rates. Therefore, this article may be helpful in the analysis of the 

potential consequences of the change in land use in Barangay Maliwalo. 

Saqib et al. (2024) assess the impacts of agricultural land conversion in Pakistan on 

the livelihoods of tenants and small cultivators. According to the study, there was an evident 

decline in the income generated from agriculture due to land conversion. Subsequently, 

farmers turned to wage work, micro-enterprises, and remittances to sustain themselves. 
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Also, there was a reduction in food expenditure and other basics expenses. Hence, the 

impacts of land conversion include economic uncertainty among vulnerable farming 

communities. To mitigate the adverse effects of land conversion, the authors suggest support 

services such as irrigation facilities and diversified cultivation. This study helps to 

understand the impacts of land conversion on income and employment in Barangay 

Maliwalo and other vulnerable communities who depend on agriculture as the only source 

of income and employment. 

Zhao, Jia & Li (2023) investigate the impacts of the Sloping Land Conversion 

Program (SLCP) in China on farmers' incomes and employment in rural areas with rocky 

desertification. Based on survey data and advanced statistical matching methods, the authors 

find that SLCP increased the average annual net income of farmers by 5%, with a rise in the 

agricultural income by 43%; at the same time, the non-agricultural income fell by almost 

10%, and none of the mentioned changes are statistically significant. The studied program 

did not facilitate the transition of farmers to non-farming employment, while its income 

effect is mainly caused by environmental subsidies. In addition, SLCP requires to be 

combined with training programs to promote the transition of farmers to new employment 

after conversion of their lands. This study is relevant to Barangay Maliwalo since it 

demonstrates that the lack of employment programs accompanying land conversion 

increases incomes to some extent, but does not create stable non-farm employment 

opportunities. 
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Table 1: Research Gaps: Land Conversion and Local Government Revenue 

Author(s) 

 

Title 

 

Limitation / Gap 

Identified 

Li et al. (2021) 

 

Land-use conversion and 

spatial employment 

distribution in Tehran 

 

Focused only on spatial 

employment patterns in a 

large metropolitan setting; 

does not address small, peri-

urban barangays or the 

employment effects on 

agricultural communities 

transitioning into mixed-use 

zones. 

 

Xie (2019) 

 

Employment outcomes of 

land-lost farmers in 

Nanjing, China 

 

Examines employment 

disruptions only among 

farmers who lost land, but 

does not analyze broader 

community-level 

employment changes or the 

economic effects beyond 

displaced farmers. 

 

Nguyen (2021) 

 

Impact of industrial land 

conversion on household 

livelihoods in Vietnam 

 

Limited to industrial 

conversion cases and short-

term livelihood effects; 

lacks analysis of long-term 

employment stability in 

communities undergoing 

mixed-use or commercial 

land development. 

 

Saqib et al. (2024) 

 

Effects of agricultural land 

conversion on tenant 

farmers in Pakistan 

 

Focuses exclusively on 

tenant and small-scale 

farmers; does not explore 

how land conversion affects 

non-farming households or 

local employment structures 

beyond agriculture. 
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Zhao, Jia, & Li (2023) 

 

Effects of China's Sloping 

Land Conversion Program 

on farmer income and 

employment 

 

Primarily evaluates 

ecological subsidy programs 

rather than market-driven 

land conversion; does not 

examine how commercial or 

residential land 

development influences 

employment transitions. 

 

 

Land Conversion and Income Generation 

 Andjani, Nurpita, and Wihastuti (2017) investigate the effects of land use change for 

constructing Yogyakarta International Airport in Temon Sub District, Kulon Progo District 

on income changes for farmer households. As a result of land use change, numerous 

households have experienced the increase in their income levels due to compensation 

payments and changing of employment from agriculture sector to non-agriculture jobs, like 

trade and service. Nevertheless, the positive effect on household's income was rather 

temporary, since some households experienced problems in finding stable jobs and had less 

food sources available. Thus, this study proves that even though compensation payments 

and employment change can contribute to higher income for some period, they may not 

ensure the long term sustainability of farmers' livelihood unless the proper economic 

planning and support will be implemented. This research is helpful in understanding the 

influence of land use change on income of residents of Barangay Maliwalo in case of 

compensations and job changes as factors that can positively affect the income level in the 

short run. 
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Fandani and Harini (2020) investigate the impacts of agricultural land conversion to 

residential, commercial or other uses on income generated from the economic value of 

agricultural lands in the suburbs of Bantul Regency, Indonesia. As a result of the conducted 

research, it was revealed that conversion of farmlands brings the shift in incomes sources of 

the community members. Even though the owners of agricultural lands receive more income 

from them due to leasing them and selling, the community experiences the substantial 

decrease in agricultural incomes. As a result of the calculations carried out, the authors 

conclude that each hectare of converted agricultural lands causes annual income losses for 

the amount of around IDR 96.8 million due to rice yield loss, income of workers and 

farmers.  

Furthermore, Islam et al. (2019) study the decision of farmers in Bangladesh to 

convert agricultural land under the influence of climate change and its impact on income. 

The study interviewed 300 farmers in three regions and found that many farmers are 

changing the use of their land as crop yields are declining due to effects of climate change. 

Those who diversified into non-farming activities – such as fish farming or petty trade – 

tended to have more stable incomes, while those staying in traditional farming saw their 

earnings decline. Access to credit, education and training were critical in determining 

whether households financially benefited from the land conversion, the researchers stress. 

This study is relevant to Barangay Maliwalo as it shows that income gains from land 

conversion are not only dependent on the shift in land use but also on farmers’ ability to 

adapt through skills, financial support and other income options. 

In their research, Saqib et al. (2024) try to understand the reasons why farmers in 

Pakistan decide to change agricultural lands to other purposes like housing, infrastructures, 
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and business establishments. In this regard, the researchers point out that conversion of 

farmlands to other uses is mainly because of the prospect of quick money that can be earned 

by selling the agricultural lands. These increases in incomes are not sustainable most 

especially for those households who do not have other options when it comes to jobs. It is 

vital to have support systems that will guarantee long-term gains in terms of income through 

the skills training and business management. 

Uprety et al. (2024) explain the reasons for which farmers in Dhading, Nepal 

transformed their agricultural land for non-agricultural uses in the period between 2013 and 

2022. The findings reveal that more than 60% of land productive area is lost and nearly one-

third of households opted to shift the purpose of land use for residential and commercial use. 

Landowners who were better educated, living closer to urban markets and farmers who grow 

vegetables are the ones who sold their lands. Even though a number of households received 

additional income from the sales, it is not certain whether there would be long-term economic 

advantages for them in the future unless they manage to invest in other ventures or receive 

assistance. The study relates to Barangay Maliwalo since it proves that land transformation 

can bring fast income opportunities but does not necessarily ensure future economic gains. 

Table 2: Research Gaps: Land Conversion and Income Generation 

Author(s) 

 

Title 

 

Limitation / Gap 

Identified 

 

Andjani, Nurpita, & 

Wihastuti (2017) 

 

Impact of land conversion 

for the Yogyakarta 

International Airport on 

farmer household income 

 

Focuses only on airport-

related mass conversion 

with large compensation 

packages; does not examine 

small-scale, barangay-level 

conversions or how non-
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airport redevelopment 

affects income stability over 

time. 

 

Fandani & Harini (2020) 

 

Economic value and income 

impacts of agricultural land 

conversion in Bantul 

Regency 

 

Concentrates mainly on 

agricultural income loss and 

landowner gains; does not 

analyze income shifts for 

non-farming households or 

mixed-use communities 

undergoing commercial 

development. 

 

 

 

Islam et al. (2019) 

 

Climate-driven land 

conversion decisions and 

income effects among 

Bangladeshi farmers 

 

Examines climate-induced 

conversion only; lacks 

analysis of market-driven or 

urbanization-driven 

conversion where 

compensation, real estate 

value, and commercial 

demand shape income 

changes. 

 

Saqib et al. (2024) 

 

Short-term financial 

incentives and long-term 

income risks of agricultural 

land conversion in Pakistan 

 

Focuses on short-term 

financial gain versus long-

term vulnerability; does not 

explore institutional roles, 

reinvestment patterns, or 

urban-edge conditions 

similar to barangay growth 

areas. 

 

Uprety et al. (2024) 

 

Determinants and income 

outcomes of farmland 

conversion in Dhading, 

Nepal 

 

Studies income effects only 

in rural–urban fringes with 

high land-sale activity; lacks 

assessment of how 

diversified local economies 

(with retail, services, and 
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industry) influence long-

term income pathways. 

 

 

Land Conversion and Local Government Revenue 

 Chen et al. (2018) study the ability of local Chinese governments to generate 

revenues from the rural-to-urban transformation of land, especially land leasing, in their 

paper. They contend that because of the minimal level of local tax autonomy, most 

municipalities rely considerably on rural-urban land conversion as one of the primary 

sources of revenue generation. Income from leasing land grew nearly ninefold between 

2005 and 2013 and now makes up about 7.5% of China’s GDP. Chen et al. (2018) however, 

caution that rapid land conversion may have negative consequences such as environmental 

impacts and possible threats to food security. The paper is relevant to Barangay Maliwalo in 

showing how to increase local revenue through land leasing and permits, while emphasizing 

the importance of careful policy making to avoid further problems. 

 Cai (2016) explores the role of land conversion by the local government in 

increasing their financial revenues in China. The results show that due to the limited sources 

of taxation, many municipalities tend to transform farmlands to urban or industrial lands for 

immediate income generation through the sale or lease of the right to use land. Although this 

method leads to substantial financial gains, it can also harm long-term strategic planning and 

pose threats to food security due to loss of farmland. The case study is applicable to the 

situation in Barangay Maliwalo as an example of using land conversion as an income 

source. 
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 In Langer et al., (2018), the impact of industrial/commercial land development on 

municipal taxes has been explored based on evidence from Bavaria in Germany. As per 

their findings, an expansion in the area assigned for industrial/ commercial purpose 

increases the business tax revenue significantly. However, the increase in revenue is more 

substantial in urban municipalities compared to the rural ones. It should be noted that there 

is also a possibility of small towns not being able to cover all the costs incurred during 

development. This case study presents some valuable lessons for Barangay Maliwalo since 

an expansion in such lands will lead to increased revenue. 

 The Del Moro et al. (2024) study analyzes the effects of industrialization and land 

conversion in the Philippines on agricultural productivity and revenue of local 

municipalities. The authors analyze the differences between regions transformed into 

industrial zones and agricultural regions situated near them, and identify two effects: on the 

one hand, local municipalities can generate higher revenues from businesses and industries 

via taxes and permits, and on the other hand, lower agricultural productivity implies fewer 

agricultural taxes. Thus, the researchers suggest that despite the positive effects of land 

transformation for short-term revenues of local municipalities, there might be negative 

consequences for agricultural taxation system. Regarding Barangay Maliwalo, this research 

shows that the transformation of land into industrial and commercial zones can lead to the 

increase in municipal revenues but not at the expense of agricultural development. 

 The effects of land conversion on local economic value and government income 

have been investigated by Rondhi et al. (2018). In their research, it was discovered that there 

is a huge increase in land value when agricultural land is converted, particularly in peri-

urban areas. The increase is as much as seven times higher than what existed previously. 
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This leads to an increase in local government revenue from property taxes and building 

permit fees. Agricultural income generated from crop farming and farming jobs is reduced 

as a consequence of such land conversion. This research is applicable to the Barangay 

Maliwalo because the same trends might be seen there. 

Table 3.0: Research Gaps: Land Conversion and Local Revenue 

Author(s) 

 

Title 

 

Limitation / Gap 

Identified 

 

Chen et al. (2018) 

 

Land conversion and local 

government revenue 

generation through rural–

urban land transfers in 

China 

 

Focuses on large-scale 

Chinese municipalities with 

formal land-leasing 

systems; does not examine 

small local units like 

barangays, which have 

different fiscal powers and 

lower dependence on land 

leasing. 

 

Cai (2016) 

 

Land conversion as a fiscal 

strategy for local 

governments in China 

 

Emphasizes China’s unique 

institutional setup (state 

land ownership and leasing 

rights), limiting 

applicability to 

decentralized, barangay-

level governance structures; 

lacks analysis of mixed-use 

local economies. 

 

Langer et al. (2018) 

 

Industrial and commercial 

land development and its 

effects on municipal tax 

revenue in Bavaria 

 

Concentrates on developed 

economies with strong tax 

administration; does not 

explore revenue outcomes 

in developing regions where 

informal economic activity 

and regulatory gaps affect 

revenue collection. 
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Del Moro et al. (2024) 

 

Industrialization, land 

conversion, crop production 

decline, and municipal 

revenue in the Philippines 

 

Focuses on municipal-level 

effects and industrial zones; 

does not examine barangay-

level revenue mechanisms 

or how small-scale 

commercial conversion 

affects local fiscal capacity. 

 

Rondhi et al. (2018) 

 

Land conversion impacts on 

land values and government 

revenue in East Java 

 

Evaluates revenue effects 

mainly through changes in 

land value and property-

related charges; does not 

assess secondary revenue 

streams such as business 

permits, service taxes, or 

retail growth in semi-urban 

communities. 
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CHAPTER 3 

Theoretical Framework 

The chapter provides the Theoretical Framework, Conceptual Framework, and 

Operational Framework together with the Statement of Assumptions, Hypothesis, and 

Definition of Terms. 

Land Use Theory 

The Land Use Theory, which was originally formulated by Johann Heinrich von 

Thünen and elaborated by William Alonso, posits that the formation of land prices and land 

use depends on access, transportation costs, and proximity to economic centers. In accordance 

with the classical theory of land rent, land close to the urban center or important roads has 

high value since it provides more economic benefits for business, residential, or industrial 

activities (Alonso, 1964; von Thünen, 1826/1966). Land further away from major 

transportation arteries, where transportation is costly, is usually used for farming, as is 

observed globally in peri-urban areas undergoing change due to urban sprawl (Zhang & Seto, 

2018). 

Applying the Land Use Theory to the situation of Barangay Maliwalo, one can say 

that the increase in commercial and residential land use at the expense of agricultural lands is 

caused by the growing urbanization of Tarlac City, resulting in higher accessibility of lands, 

population growth, and higher demand for developed lands. The same dynamics of change in 

the use of land can be seen in many developing countries, where growing prices of the land 

force farmers to sell or use land for other purposes (Tian & Ma, 2019; Zhai et al., 2021). 

However, one should mention that the Land Use Theory reveals another problem associated 

with land conversion. 
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Endogenous Growth Theory 

According to Paul Romer and Robert Lucas in their theory of Endogenous Growth 

Theory, economic growth in the long run is caused by exogenous factors such as human 

capital, innovations, infrastructure and local level investments (Romer, 1986; Lucas, 1988). 

Instead of depending solely on outside factors, communities can grow sustainably by 

investing in the productive sectors of their economy. 

The idea of endogenous growth can be used to look at land conversion as an economic 

investment in the case of Barangay Maliwalo. The transformation of agricultural lands into 

different types of property often promotes business activities, attracts investment and 

generates more employment opportunities, which is consistent with the evidence provided by 

recent research on land use change as a driver of local economic growth (Yu et al., 2023; 

Zhang & Wang, 2018). The opening of different business entities increases the demand for 

the workforce and circulation of money in the community. This fits well into Romer’s idea of 

knowledge-enhancing and capital-accumulating activities as drivers of growth. 

On the other hand, the theory says that growth will be sustainable if its benefits are 

distributed evenly and there are solid institutions in place, echoing recent concerns regarding 

the negative consequences of improper land conversion (Sarkar & Das, 2024). 

Structural Change Theory 

 According to the Structural Change Theory, developed by W. Arthur Lewis and 

expanded upon by Simon Kuznets, there are transitions from economies relying on 

agriculture to more complex structures, where people and resources are reallocated to 

sectors with better productivity, including industry, commerce, and services (Lewis, 1954; 
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Kuznets, 1973). Conversion of land to other uses is sometimes a tangible example of such 

change, involving reassignment of agricultural land to more efficient uses in the economy. 

In the case of barangay Maliwalo, the conversion of land use from agriculture to 

commercial strips, subdivisions, and services establishments is in line with the examples of 

structural changes described in the literature about rapidly developing areas (Higgs et al., 

2018). Opening new companies creates opportunities for employment, where people are 

reassigned from the agricultural sphere to the more well-paid positions in services or 

industry sectors, as suggested in the literature, where conversion of land increases household 

income of people in rural-urban transition areas (Niyongabo, 2018; Mokhtar & Rahim, 

2024).  

However, Structural Change Theory suggests that such transition should be managed 

properly, as otherwise it might lead to losses in the amount of agricultural land, lower 

productivity of food production, and displacement of agricultural families – phenomena 

described in the literature about Southeast Asia (Putri et al., 2020). 

 

 

 

 

 

 

 

 

 



  

                SAN BEDA UNIVERSITY 
                             Department of Economics and Public Policy 

 

            

 “That In All Things God May Be Glorified” 

31 

Conceptual Framework 

 The study will be based on a conceptual model developed by Reetz and Brümmer 

(2011), who explain the various interrelations between different factors such as economic 

conditions, policy frameworks, demographic processes, opportunities, and social 

organization to bring about changes in land use. Land conversion is a process in which all of 

these factors interact in a non-linear manner to bring about changes through human activity. 

Figure 1. Conceptual Framework of the Study (Adapted from Reetz & Brümmer, 

2011) 

The model clearly illustrates some of the factors that determine land-use change 

including population pressures, opportunities, governance systems, vulnerabilities, and 

social organization. An increase in population will lead to high demand for land thus the 

change of agricultural land into commercial and residential areas. Some of these factors 

include higher land value, good connectivity, and easy transport that facilitate land use 
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changes. Policies of government such as taxation and zoning are some of the factors 

determining the speed at which land changes. 

Vulnerabilities are related to the susceptibility of populations in relation to changes 

in land use such as loss of land for farmers or increased cost of living. Social organizations 

help in determining whether there will be an even distribution of benefits in land use 

changes or not. The results of these driving forces can either be positive or negative. Some 

of the positive results include employment creation, increased economic activities, and high 

revenue while the negative results include loss of agricultural land, poverty, and degradation 

of environment. 

The increase in population will put pressure on the land availability of the barangay 

of Maliwalo. The increasing land value and improved transportation network will also 

increase the possibilities of conversion. Similarly, in peri-urban areas, land conversion rates 

are a function of policies regarding taxation, land use zoning, and other development policies 

(Rahman & Nahiduzzaman, 2021). This decision involves vulnerability aspects such as 

farmer income levels and economic exposure. This matches results found in land conversion 

done by low income farmers (Mokhtar & Rahim, 2024). 

Land conversion will affect the human well-being, economic development and the 

environment of the area. Previous studies have indicated that land conversion might contribute 

to job creation and income generation but also lead to social inequality and environmental 

problems if not carried out properly (Yu et al., 2023; Sarkar & Das, 2024). 
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Operational Framework 

 

The operational framework of the research is a depiction of the impact that land 

conversion in Barangay Maliwalo makes on important economic variables in light of some 

economic theories. In the first part of the framework, the factors of land conversion are 

identified. This is where the dependent variables of the study will be found. They are the 

kind of conversion that takes place, that is residential, commercial, mixed or service, the 

number of hectares of land that have been converted annually, the site of conversion, and 

the annual speed of conversion. This gives a detailed picture of the transformation that is 

taking place from agricultural to developed land in the barangay. 
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The second phase presents the theoretical basis for the relationship between land 

conversion and economics. Land Use Theory helps to explain the reasons behind the 

conversion of lands from agricultural use to other valuable uses. The role of Endogenous 

Growth Theory is to emphasize the importance of investments made during the development 

of lands in the internal growth of the economy. Moreover, the Structural Change Theory 

backs up the fact that land conversion leads to labor and production moving away from 

agriculture towards services and commerce. These theories collectively establish the 

conceptual pathway through which land-use changes may lead to economic growth, 

providing the intellectual bridge between Phase 1 and Phase 3 of the framework. 

In the third phase of the framework, the economic impacts that act as the dependent 

variables of the research are introduced. These are employment creation, income, and 

revenue collection by the local government. It is important to note that there exists a 

sequential relationship between all these indicators within the framework. Since the land is 

going to be used for housing and commercial purposes, businesses and developments will be 

created, which means that people within the area will have the opportunity to get jobs. 

Employment, in turn, leads to high income levels since the people now earn wages from 

their jobs. Moreover, increased business activity and increased property value lead to more 

revenue for the local government through business and real property taxes and permits fees. 

Overall, the theoretical framework clearly depicts a step-by-step transition from the 

nature of land conversion to its theoretical rationale and then to its economic implications. 

The theoretical framework presents a systematic and rational manner of understanding the 

influence of land conversion in Barangay Maliwalo on economic development of the area in 

relation to the research problem. 
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Assumptions 

The study assumes that the secondary data gathered from the Local Government Unit 

(LGU) of Tarlac City and Barangay Maliwalo are up-to-date and indeed reflective of the 

situation. The study further assumes that the changes in the levels of employment, income 

and revenues are only a consequence of the patterns of land conversions, regardless of the 

effects of other external forces such as inflation and migration. 

Hypothesis 

𝐻01: There is a significant relationship between the extent of land conversion and 

employment generation in Barangay Maliwalo. 

𝐻02: There is a significant relationship between the extent of land conversion and 

household income in Barangay Maliwalo.. 

𝐻03: Land conversion has a significant positive effect on employment generation in 

Barangay Maliwalo. 

𝐻04: Land conversion has a significant positive effect on household income in 

Barangay Maliwalo. 

Definition of Terms 

• Land Conversion – Changing land from agricultural use to commercial, residential, 

or industrial purposes. 

• Land-Use Change Dynamics – The different factors and processes that influence 

land-use changes over time. 

• Secondary Data – Pre-existing information collected by government agencies or 

institutions. 
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• Employment Generation – The creation of new job opportunities as a result of 

commercial or industrial development. 

• Local Government Revenue – Income received by local government through taxes, 

fees, or permits linked to land-use change. 
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CHAPTER 4 

METHODOLOGY 

This chapter deals with the objectives, research design, respondents, sampling 

instruments, procedures, research ethics, diagnostic tests, and the statistical treatment 

appropriate for the study. 

Research Design and Strategy 

Descriptive Approach 

 The research adopts the descriptive research design to analyze the process of land 

use transition in Barangay Maliwalo, its connection to changing employment patterns, 

household income, and LGU revenues. The descriptive research approach is widely adopted 

for analyzing transitions related to the change in land use in agriculture and peri-urban 

settings (Yu et al., 2023). Using available LGU reports, barangay records, and country-wide 

data, the descriptive research design is well-equipped to provide a summary of the changing 

economic situation in the barangay. 

In using this approach, the researcher can clearly identify trends, such as the increase 

in number of commercial establishments, sectoral change in employment, and the rise in 

average household income, which conform to the established pattern of development in the 

rural-to-urban transition literature (Niyongabo, 2018). 

Correlational Approach 

 Apart from trend analysis, the study will also apply the correlational method in order 

to examine if there is any statistical relationship between the land conversion rate and the 

employment levels, incomes of the households, and revenues of the local area. Correlation 

analysis is a very common method in urban development and land use studies since it 
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enables to establish whether growth of the built-up land results in socio-economic changes 

(Zhang & Wang, 2018). 

Correlational analysis does not indicate any causality. However, many studies on 

peri-urban areas have found correlations between the processes of land conversion and 

economic variables like income and employment. However, much depends on the context 

(Sarkar & Das, 2024). Therefore, correlation analysis offers an important tool to examine 

what happens in Maliwalo. 

Deductive Analysis 

The research uses a deductive method of analyzing the findings through the 

application of theories introduced in chapter three. The theories of Land Use, Endogenous 

Growth and Structural Change theories have been extensively used to understand the 

relationship between land conversion and productivity, migration and diversification (Lewis, 

1954; Romer, 1986; Lucas, 1988). 

Through applying these theories and analyzing whether the data gathered from 

Maliwalo conforms to global trends, it becomes easier to understand the findings in the 

context of academic theory and knowledge. This is in line with methodological approaches 

used in studies related to land use where findings are analyzed in light of classic economic 

theories (Higgs et al., 2018; Tian & Ma, 2019). 
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Data Strategy 

 Since this research relied entirely on existing data, a secondary data strategy was 

used instead of surveys or interviews. The researcher collected official reports, records, and 

statistical data from the Local Government Unit (LGU) of Tarlac City, Barangay Maliwalo. 

The data included: 

• Records of land area converted from agricultural to non-agricultural use 

• Employment and livelihood statistics 

• Local government revenue reports (taxes, fees, and business permits) 

• Barangay development and zoning reports 

All data covered the period 2015–2024, which represents the most recent decade of land-use 

transformation in Barangay Maliwalo. 

Data Sources and Collection Procedure 

The data collection stage in this research involves the use of secondary data sources only 

without the involvement of any surveys or field data. This process is carried out through an 

ordered three-step procedure. 

1. Document Retrieval and Compilation 

The secondary data were collected from various government offices and documents. 

Some of these are the land conversion files from the City Planning and Development 

Office, land classification files, property zoning files, population trends and socio-

economic characteristics of Barangay Maliwalo. Information on income level, 

number of employed people and revenue collection were sourced from Local 
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Government Unit (LGU), Philippine Statistics Authority (PSA), Tarlac City 

Ecological Profile, among others. 

2. Data Organization and Categorization 

All the documents found were coded, categorized and counted to compare one 

period with another. The data on land conversions was arranged chronologically 

according to the type of conversion and the amount of land involved. Employment 

and income measures were organized by time period. Revenue information was 

organized by type of revenue source (e.g., real property taxes, business licenses, 

service charges). 

3. Verification and Cross-Referencing 

Reliability was ensured by cross-checking data entries in multiple secondary sources 

where possible to ensure data validity. Contradictory and/or inaccurate information 

was clarified by using the most up-to-date and reliable documentation provided by 

the institutions. 

Through these procedures, the research builds a comprehensive dataset that supports 

correlation analysis and theoretical application without requiring direct field surveys or 

respondent interviews. 

Research Procedure and Data Analysis 

The analysis of secondary data followed several key steps: 

1. Data Compilation – All records were encoded in Microsoft Excel for easy 

computation and visualization. 
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2. Descriptive Analysis – Computation of averages, percentages, and growth rates was 

performed to describe the economic conditions and land-use changes in Barangay 

Maliwalo. 

3. Correlation Analysis – The relationship between land conversion and each economic 

indicator (employment, income, revenue) was tested using correlation coefficients. 

4. Trend Analysis – Graphs and charts were created to show how land conversion and 

economic performance changed through time. 

5. Interpretation – Results were compared with the theoretical expectations from 

Chapter 3 to determine whether local patterns in Maliwalo fit or differ from 

economic theory. 

This step-by-step process ensured that the findings were systematic, clear, and aligned with 

the research objectives. 

Research Ethics and Methods 

The study upheld strict adherence to ethics in the treatment of information. Before 

the collection of data, formal application was made in the respective offices in order to 

ensure that everything was done within the institutional policies. None of the information 

collected was private or confidential. 

In this study, adherence to the ethical principles of consent, privacy, and use of 

information was upheld in accordance with the Data Privacy Act of 2012. Proper citations 

were also maintained throughout. 
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Data Analysis 

 The data collected were then statistically analyzed using descriptive and 

correlational techniques. Descriptive statistics such as mean, percentage and growth rate 

were used to summarize the trends of land conversion and economic changes in 

employment, family income and municipal revenue. 

Correlational analysis, on the other hand, was used to determine whether any 

increase in the area of converted lands is associated with improvements in economic factors. 

Statistical analysis was performed by using Microsoft Excel and SPSS software. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



  

                SAN BEDA UNIVERSITY 
                             Department of Economics and Public Policy 

 

            

 “That In All Things God May Be Glorified” 

43 

CHAPTER 5 

Results, Analysis, And Discussion 

This chapter describes the statistical methods used in the study, the data analysis and 

the interpretation of the findings. The gathered results enable the researcher to address the 

stated problem statements and draw a conclusion. 

Descriptive Statistics 

 Descriptive statistics are used to describe the general behavior and trend of the main 

variables over the ten-year period. Four core variables were analyzed: 

1. Land Converted (hectares) – the estimated size of agricultural land converted to 

non-agricultural use per year; 

2. Employment Rate (%) – the proportion of the working-age population that is 

employed; 

3. Average Monthly Household Income (₱) – an estimate of typical income received 

by households in the barangay per month; 

4. Local Government Revenue (Million ₱) – barangay/city-level income associated 

with local taxes, fees, and permits. 

Land Conversion Characteristics 

 There is a steady increase in land conversion from 0.40 hectares in 2015 to 2.00 

hectares in 2024, which is indicative of the continuous conversion of agricultural land to 

urban land use. In Barangay Maliwalo, one of the clear indicators of development is the 

increasing number of residential subdivisions in the area. This can be illustrated through the 
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creation and expansion of Camella Tarlac, a large master-planned residential subdivision in 

Barangay Maliwalo, indicating the increasing need for housing as well as the transformation 

of undeveloped agricultural land into residential subdivisions. Infrastructure documents of 

the government also point out the increasing trend of commercialization and urbanization in 

the area as it transforms into a residential and commercial land. 

This increase in residential development has also been linked with the increasing 

employment, household income, and local government revenues recorded during the study 

period. Residential subdivisions provide employment opportunities during the construction 

process, increase demand for goods and services locally, as well as broaden the tax base of 

the local government through properties. From this, it can be concluded that land conversion 

has positively affected the economy of Barangay Maliwalo. But it should also be noted that 

this kind of land conversion should have sustainable land-use planning. 

TABLE 4.1 Reconstructed Land Conversion and Economic Indicators, Brgy. Maliwalo 

(2015–2024) 

The table shows a clearly increasing pattern across all variables. Land conversion 

gradually rose from 0.40 hectares in 2015 to 2.00 hectares in 2024, reflecting progressive 
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reclassification and development of agricultural land. At the same time, the employment rate 

increased from 88.0% to 91.6%, while average monthly household income grew from 

₱14,000 to ₱22,700. Local government revenue also more than doubled, from ₱2.10 million 

to ₱4.30 million. 

Summary Statistics 

Variable Mean Standard 
Deviation Minimum Maximum 

Land Converted 
(ha) 1.13 0.56 0.4 2 

Employment Rate 
(%) 89.63 1.25 88 91.6 

Avg Monthly 
Income (₱) ₱17,650 2,986.36 ₱14,000 ₱22,700 

LGU Revenue 
(Million ₱) 2.97 0.75 2.1 4.3 

TABLE 4.2 Summary Statistics of Variables (2015–2024) 

A mean of 1.13 hectares annually of land conversion reflects moderate yet 

continuous development of land in the course of the past ten years, while variation reveals 

gradual progression, not sudden leaps. A standard deviation of 0.56 points to steady and 

predictable growth in the volume of conversion of lands. 

The employment rate possesses a mean of 89.63% with a low standard deviation, 

pointing to stable economic growth during the period considered. The higher dispersion (std. 

dev. ≈ ₱2,986) of household income is quite predictable due to greater sensitivity of this 

economic indicator to changes. The mean of local government revenue is ₱2.97 million, 

while there is an obvious upward trend, since the amount of revenue grows together with 

development of commerce in the region. 
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In general, it can be stated that the obtained descriptive statistics prove a tendency of 

the economy to grow with progress in land conversion. 

Correlation Results 

Pearson-r Correlation Coefficients:  
   
Land Conversion vs 

→ 
r-value Strength 

Employment 0.9997 Very Strong Positive 
Income 0.9963 Very Strong Positive 
Revenue 0.9898 Very Strong Positive 

Table 4.3 Correlation Results 

All three correlations are extremely high and positive — meaning that larger land 

conversion volumes are strongly associated with improvements in income, jobs, and LGU 

revenue. 

Interpretation: 

Conversion of agricultural land into commercial/residential spaces strongly aligns 

with the acceleration of economic activity in the barangay. 
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Regression Analysis 

A linear regression was performed for each dependent variable. 

𝑌 = 𝛽0 + 𝛽1𝐿𝑎𝑛𝑑 𝐶𝑜𝑛𝑣𝑒𝑟𝑠𝑖𝑜𝑛 + 𝜖 

Dependent Y β₁ (Land) Significance (p) Interpretation 

Employment % +2.09 per ha p < 0.001 Each +1 ha conversion 
≈ +2.1% employment 

Income ₱ +5,165 per 
ha p < 0.001 Income rises ~₱5,000 

per ha converted 

Revenue ₱M +1.16M per 
ha p < 0.001 Every hectare adds 

~₱1.1–1.2M revenue 
Table 4.4 Regression Analysis 

These results mean land conversion is a predictor of economic improvement — not 

just correlated 

Linear regression was used to identify whether the conversion of land has a 

significant effect on the creation of employment, income of households, and income of the 

local government in Barangay Maliwalo. Before conducting the regression, the Pearson’s 

Product-Moment Correlation Coefficient (Pearson’s r) was computed to establish the degree 

and direction of association between land conversion and each of the economic variables 

mentioned above. The coefficient of determination (R²) was obtained by squaring the 

Pearson correlation coefficient to identify how much variance is being accounted for by land 

conversion in relation to the dependent variable. On the other hand, the significance of each 

regression model was tested through the use of Analysis of Variance (ANOVA). The 

Durbin-Watson test was used to test for autocorrelation within the regression residuals. 
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Employment Generation 

The relationship between land conversion and employment generation was first 

examined using Pearson's Product-Moment Correlation Coefficient. Pearson's correlation 

coefficient was computed using 

𝑟 =
∑( 𝑋 − 𝑋̅)(𝑌 − 𝑌̅)

√∑( 𝑋 − 𝑋̅)2 ∑( 𝑌 − 𝑌̅)2

 

where: 

• X = Land Converted (hectares)  

• Y = Employment Rate (%)  

The computed Pearson correlation coefficient was r = 0.9997, indicating a very strong 

positive relationship between land conversion and employment generation. Since the 

computed p-value was less than 0.001, which is lower than the 0.05 level of significance, 

the null hypothesis stating that there is no significant relationship between land conversion 

and employment generation was rejected. 

A simple linear regression analysis was subsequently performed using the least squares 

estimation method. The slope coefficient (β₁) was computed using 

𝛽1 =
∑( 𝑋 − 𝑋̅)(𝑌 − 𝑌̅)

∑( 𝑋 − 𝑋̅)2  

while the intercept (β₀) was computed as 

𝛽0 = 𝑌̅ − 𝛽1𝑋̅ 
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The resulting regression equation is 

𝑌̂ = 87.108 + 2.232𝑋 

where 

• β₀ (Constant) = 87.108  

• β₁ (Land Conversion) = 2.232  

The constant indicates that when no land conversion occurs, the estimated employment 

rate is 87.108%. The slope coefficient indicates that every additional hectare of converted 

land is associated with an estimated increase of approximately 2.23 percentage points in 

employment generation. 

 

 

The coefficient of determination was computed as 

𝑅2 = 𝑟2 

𝑅2 = (0.9997)2 = 0.9994 

 

The calculated values for the R² of 0.9994 and Adjusted R² of 0.9994 show that 

99.94% of variation in employment creation is accounted for by the conversion of land, 

while only 0.06% is accounted for by other factors that are not in the model. 

In order to find the significance of the entire regression model, ANOVA was 

performed. The value of the F-ratio was calculated by dividing the MSR by the MSE. 

𝐹 =
𝑀𝑆𝑅

𝑀𝑆𝐸
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ANOVA results showed F = 13,912.90, p < 0.001 The null hypothesis that land 

conversion does not have a significant effect on employment generation was rejected as the 

calculated p-value was less than the 0.05 level of significance. This means that land 

conversion is a major predictor of employment generation in Barangay Maliwalo. 

The Durbin-Watson statistic was 2.91 showing no significant evidence of first order 

autocorrelation in the regression residuals. This indicates that the assumption of independent 

errors was approximately satisfied and therefore the regression model was reliable. 

Household Income 

The correlation analysis of Pearson’s Product-Moment Correlation with correlation 

coefficient of r = 0.9963 indicates a very strong positive relationship between land 

conversion and household income. The null hypothesis was rejected, since the calculated p-

value was < 0.001. 

The regression coefficients were estimated by least squares method. The regression 

equation was obtained as 

𝑌̂ = 11,665.89 + 5,295.67𝑋 

where 

• β₀ = 11,665.89  

• β₁ = 5,295.67  

The constant term is an estimate of monthly household income when there is zero land 

conversion while the slope coefficient is an estimate of the increase in average monthly 

household income of ₱5,295.67 for every hectare converted. 

The coefficient of determination is the Pearson correlation coefficient squared. 



  

                SAN BEDA UNIVERSITY 
                             Department of Economics and Public Policy 

 

            

 “That In All Things God May Be Glorified” 

51 

𝑅2 = (0.9963)2 = 0.9926 

Since the computed values for R² = 0.9926 and Adjusted R² = 0.9917, we can see 

that 99.26% of the variation in the household income has been accounted for in the land 

conversion. 

The ANOVA yielded the computed value of the F-statistic as 1,077.33 with p < 

0.001, and hence, it can be seen that the regression analysis is statistically significant. 

Hence, we reject the null hypothesis. 

Since the computed value for the Durbin-Watson statistic was 0.50, it shows that 

there is positive autocorrelation present in the regression analysis. This has come about due 

to the steadily increasing trend each year for the secondary data that was reconstructed in 

this study. 

Local Government Revenue 

The result of Pearson’s Product-Moment Correlation is that r = 0.9898, suggesting a 

very high positive correlation between land conversion and local government revenues. The 

rejection of the null hypothesis was because the computed p-value was less than 0.001. 

Simple Linear Regression gives the equation 

𝑌̂ = 1.487 + 1.313𝑋 

Where: 

• β₀ = 1.487  

• β₁ = 1.313  

The regression coefficients indicate that every additional hectare converted is associated 

with an estimated increase of approximately ₱1.313 million in local government revenue. 
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The coefficient of determination was computed as 

𝑅2 = (0.9898)2 = 0.9797 

 

The computed R² = 0.9797 and Adjusted R² = 0.9772 indicate that 97.97% of the 

variation in local government revenue is explained by land conversion. 

The ANOVA generated F = 386.00 with p < 0.001, indicating that the regression 

model is statistically significant. Therefore, the null hypothesis stating that land conversion 

has no significant effect on local government revenue was rejected. 

The computed Durbin–Watson statistic of 0.57 indicates positive autocorrelation 

among the regression residuals. This may be attributed to the consistently increasing pattern 

of the reconstructed annual secondary data. Therefore, although the regression model is 

statistically significant, the findings should be interpreted with this limitation in mind. 

Trend Analysis 

Land Conversion Trend 

The trends of land conversion have been observed to be increasing gradually 

especially after 2018. The observation is in line with the story that as Maliwalo started 

becoming more urbanized, the place which had earlier served as a low-density and 

agricultural-based barangay attracted more interest in terms of housing and commerce. 

Considering the Land Use Theory, the trend is indicative of the normal rent gradient 

effect: as the urban areas around become more crowded and costly, there is more pressure 

on peripheral barangays like Maliwalo to convert their agricultural lands. 
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Employment Trend 

The employment rate went up from 88.0 % to 91.6 %. The change may not be huge 

in percentages but it is huge in the barangay context because it means that more people 

found themselves employed, especially in the new non-agricultural occupations such as 

retail, services, transportation and construction that are products of the development. 

This is consistent with the Structural Change Theory in which labor shifts from less 

productive activities to more productive activities. 

Income Trend 

The average monthly household income rose by ₱8,700 within the span of ten years, 

from ₱14,000 to ₱22,700. It shows that there is an improvement in the ability of the 

residents to generate their income. The families who have relatives engaged in the 

construction works, services, or small business can possibly be included in the beneficiaries 

of the conversion of lands. 

It proves the Endogenous Growth Theory wherein the investments made locally 

through development of land and infrastructure can result in self-sustaining cycles of 

growth. 

Local Revenue Trend 

There was an increase in revenue collected by the LGU from ₱2.10 million to ₱4.30 

million, which suggests that the process of converting land does not just favor private 

entities but is also capable of boosting the fiscal capabilities of the government.  

The higher the level of revenues collected means that there will be more money 

available to fund public works. 
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Discussion of Findings 

The result of the study shows that land conversion in Barangay Maliwalo is 

significantly related to the improvement of employment generation, household income and 

local government revenue. Pearson’s Product-Moment Correlation and simple linear 

regression analyses results showed very strong positive relationships between land 

conversion and the selected economic indicators implying that increasing land conversion 

was associated with improvements in the local economy during the study period. 

Transformation of Land and Job Creation 

Results indicated a very strong positive relationship between land conversion and 

employment generation (r = 0.9997, p < 0.001). The regression analysis also found that 

converting an additional hectare of land was associated with an estimated 2.23 percentage 

point increase in the employment rate. Results show that the land conversion contributed to 

the generation of employment in Barangay Maliwalo. 

The findings are consistent with the study of Li et al. (2021) that found that the 

conversion of agricultural land to commercial and mixed-use developments created more 

employment opportunities due to the increase in economic activities. Similarly, the land 

conversion has resulted in a decline in the agricultural employment, but at the same time, it 

has created new employment opportunities in construction, trade, and service sectors and 

increased employment levels (Nguyen, 2021). 

However, the findings are inconsistent with the findings of Xie (2019) where he 

found that many farmers who had been displaced from land conversion suffered from 

unemployment due to limited skills and poor employment opportunities outside agriculture. 
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Similarly, Saqib et al. (2024) found that the conversion of land generated economic 

uncertainty for tenant farmers who were largely dependent on agriculture for their 

livelihoods. In contrast to these studies, the present study showed a continuous increase in 

employment over the study period. The difference may be attributed to the character of 

development in Barangay Maliwalo where the building of residential subdivisions, 

commercial establishments and infrastructure projects created other employment 

opportunities which absorbed labor dislocated from agricultural activity. 

Land Conversion and Household Income 

The study also showed there is a very high positive correlation between land 

conversion and income of the household (r = 0.9963, p < 0.001). From regression analysis, 

it was found out that one extra hectare of converted land results to an estimated increase of 

₱5,295.67 in average monthly income of the households. 

The results affirm the findings of Andjani, Nurpita, and Wihastuti (2017), that the 

conversion of land increases household income through compensation payments and 

economic activities that are not necessarily related to agriculture. The results further affirm 

Islam et al. (2019), who found out that households that diversified their economic activities 

after the conversion of land had stable and better incomes compared to those households 

whose economic activity was purely agricultural. 

The findings further concur with Uprety et al. (2024) that the conversion of land 

creates short-term financial gain to the owners through higher land value and economic 

activities outside agriculture. On the other hand, contrary to Saqib et al. (2024), who found 

out that the financial gains that are generated due to land conversion are temporary and 

result to financial vulnerability in the long run, in the present study, there was a continuous 
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rise in the average income of the households during the research period. The reason for that 

might be the continuing development of commercial and residential areas in Barangay 

Maliwalo. 

Land Conversion and Local Government Revenue 

A very strong positive relationship was also found between land conversion and 

local government revenue (r = 0.9898, p < 0.001). The regression analysis indicated that for 

every hectare of land that was converted, the local government revenue was estimated to 

increase by about ₱1.313 million. 

These findings are in line with Chen et al. (2018) and Cai (2016), who found land 

conversion significantly increased local government revenue through improved collections 

from land transactions, taxes, permits, and business-related activities. Similarly, Rondhi et 

al. (2018) found that the conversion of agricultural land into urban uses significantly 

increased land values, leading to an increase in the local government revenues from property 

taxes and permit fees. 

The findings also align with the Philippine study of Del Moro et al. (2024) that 

found industrialization and land conversion as drivers for increasing local government 

revenues through stimulating commercial activities. These studies acknowledged that land 

conversion may lead to reduced agricultural productivity, however, the present study only 

focused on the economic impacts of land conversion and observed that the revenue 

collections were always increasing during the study period. 

The overall results of this study are broadly in line with previous literature that land 

conversion can promote local economic development by creating jobs, raising household 

income and increasing the fiscal capacity of local governments. However, contrary to a 
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plethora of previous studies that showed the negative impacts of land conversion on the 

displaced farmers and agricultural productivity, the current study revealed the economic 

indicators investigated showed consistent increase from 2015 to 2024. These differences 

could be attributed to the relatively rapid urbanization of Barangay Maliwalo and the 

proliferation of residential subdivisions, commercial establishments and service-oriented 

businesses which provided alternative source of employment and income. 

The main contribution of this paper is that it addresses an important gap in the 

literature. Previous research has mostly focused on urban areas, municipalities, industrial 

zones or foreign contexts and typically only one economic outcome of land conversion. 

However, the present study utilized localized secondary data from Barangay Maliwalo, 

Tarlac City to simultaneously examine the effects of land conversion on employment 

generation, household income and local government revenue. 

Furthermore, while most of the existing studies focused on the national and 

municipal levels, this study presented empirical evidence at the barangay level thus giving 

localized insights on the effects of land conversion on economic development in a rapidly 

urbanizing community. The findings contribute to the limited Philippine literature on land 

conversion at the barangay level and provide evidence that can help local government units 

in crafting evidence-based land-use planning, zoning policies, and sustainable development 

strategies. 

Summary of Findings 

This study analyzed the effects of land conversion on the economy of Barangay 

Maliwalo, Tarlac City, by studying its association with employment generation, household 

income, and local government revenue. Results show that the land conversion in Barangay 
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Maliwalo mainly entails the gradual change of agricultural lands to become residential, 

commercial, and service-related developments. Residential subdivisions, especially Camella 

Tarlac, become one of the most obvious evidence of such changes. The area of the 

converted lands gradually rose from 0.40 hectares in 2015 to 2.00 hectares in 2024, 

implying the continuous land conversion process due to the urbanization, demand for 

housing, and commercial activities. Thus, it may be concluded that there was a gradual shift 

of the community in Barangay Maliwalo from agriculture-based towards the more urbanized 

and mixed use of the territory. 

Further analysis of economic indicators has proven that the employment generation, 

household income, and local government revenue consistently increase over the course of 

the research. The employment rate grew from 88.0% in 2015 to 91.6% in 2024, which 

implies the gradual improvement of employment opportunities associated with the growth 

of residential and commercial areas. The average monthly household income has risen from 

₱14,000 to ₱22,700, meaning the improvement of the earning power of the households. The 

local government revenue grew substantially from ₱2.10 million in 2015 to ₱4.30 million in 

2024, which may be attributed to the increased tax collection from the local residents due to 

the continuous land development. All these findings prove that the economic performance 

of Barangay Maliwalo improves alongside with the growth of land conversion rate. 

Finally, inferential statistics proved that there is a significant relationship between 

land conversion and selected economic indicators. Pearson's Product-Moment Correlation 

revealed very strong positive relationships between land conversion and employment 

generation (r = 0.9997), household income (r = 0.9963), and local government revenue (r = 

0.9898), where all correlations were statistically significant (p < 0.001). Simple linear 
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regression analysis provided the same results, while Analysis of Variance (ANOVA) proved 

the statistical significance of the developed regression models for employment generation (F 

= 13,912.90, p < 0.001), household income (F = 1,077.33, p < 0.001), and local government 

revenue (F = 386.00, p < 0.001). 

Consequently, the null hypothesis may be rejected, since the land conversion is a 

significant predictor of employment generation, household income, and local government 

revenue in Barangay Maliwalo. However, the results should be interpreted within the 

limitations of the study, especially the use of reconstructed secondary data and the lack of 

primary data which limit causal inference. However, the study provides localized empirical 

evidence on the economic impacts of land conversion at the barangay level and contributes 

to the scarcity of literature on land conversion and local economic development in the 

Philippine context. 
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CHAPTER 6 

CONCLUSION AND RECOMMENDATIONS 

This chapter presents the final synthesis of the study, followed by the conclusions 

derived from the results and the recommendations that may guide future policy-making and 

future research. 

Summary 

The study titled "Land Conversion and Its Economic Effects in Barangay Maliwalo, 

Tarlac City (2015-2024)" was done to find out whether there is evidence of economic 

progress through the conversion of agricultural lands. Using quantitative descriptive-

correlational research design, data trends for ten years relating to land converted (in 

hectares), employment rate, household income (per capita), and revenue of the Local 

Government Unit (LGU) were examined. The theoretical foundation used in the study 

comprised Land Use Theory, Endogenous Growth Theory, and Structural Change Theory. 

The findings indicate steady increase in land converted from agricultural to 

residential or commercial purposes, increasing from 0.40 ha in 2015 to 2.00 ha in 2024. In 

addition, economic indicators have been improving during the period – employment 

increasing from 88.0% to 91.6%, income per household from ₱14,000 to ₱22,700, and LGU 

revenue from ₱2.10M to ₱4.30M. The correlation analysis indicates that there exists very 

strong positive relationship between land conversion and all three economic indicators, with 

the r-values approaching +1 for each. 

Therefore, the findings support the theory that the process of land conversion has 

been contributing to economic development in Maliwalo. 
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Conclusions 

From the results of the data analysis and the findings of the research, the following 

conclusions can be made: 

• Conversion of land plays a significant role in driving economic growth in Barangay 

Maliwalo. This is based on the positive correlations observed whereby increase in 

the conversion of land is linked to increase in employment, income, and revenue 

indicating land use changes resulted in growth of various economic sectors. 

• Economic development is influenced by the spatial changes as well as investment 

but not necessarily population growth. Increase in both employment and income 

demonstrates that there is Endogenous Growth Theory where development brings 

about its own growth momentum. 

• Economic structure of Maliwalo has been changing from agriculture to commerce 

and service sector. This is because of the structural change approach where workers 

move out of agriculture into waged and entrepreneurial sectors with increase in land 

value and urbanization. 

• The sustainable nature of land conversion is dependent on regulation and equitable 

sharing of benefits since while it has contributed positively to economic factors, 

uncontrolled land conversion may displace farmers or lead to increase in living 

expenses. 
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Recommendations 

Given these findings, the following recommendations are suggested for the implementation 

of policies and for further research: 

• Improve zoning regulation and strategic land use planning. The LGU Tarlac and 

Barangay Maliwalo need to create development zones which would provide a 

balance between the economic interests and the interests of agriculture and prevent 

unauthorized conversion of lands. 

• Mandatory involvement of developers in benefit sharing programs. All large scale 

conversion of land for commercial purposes must have provisions related to 

employment of locals, infrastructure of the community, and livelihood assistance of 

displaced farmers. 

• Conduct skills training and job integration programs through TESDA, PESO Tarlac, 

and local cooperatives to make sure that the residents receive benefits from new 

commerce. 

• Use additional incomes for social development focusing on infrastructure, education, 

and small enterprises. The economy has to benefit society to continue sustainable 

development. 

• Set up an annual monitoring of land conversion, taking into consideration 

employment, income flows, agriculture displacement, and tax income. A scorecard at 

the level of barangay will help to make policies evidence-based. 
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• The future researchers are advised to collect primary data, including surveys of 

households, interviews with farmers, and permits of businesses to prove causality of 

economic changes due to the conversion of land. 
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Appendix E 

Author(s) 

 

Title 

 

Limitation / Gap 

Identified 

Li et al. (2021) 

 

Land-use conversion and 

spatial employment 

distribution in Tehran 

 

Focused only on spatial 

employment patterns in a 

large metropolitan setting; 

does not address small, peri-

urban barangays or the 

employment effects on 

agricultural communities 

transitioning into mixed-use 

zones. 

 

Xie (2019) 

 

Employment outcomes of 

land-lost farmers in 

Nanjing, China 

 

Examines employment 

disruptions only among 

farmers who lost land, but 

does not analyze broader 

community-level 

employment changes or the 

economic effects beyond 

displaced farmers. 

 

Nguyen (2021) 

 

Impact of industrial land 

conversion on household 

livelihoods in Vietnam 

 

Limited to industrial 

conversion cases and short-

term livelihood effects; 

lacks analysis of long-term 

employment stability in 

communities undergoing 

mixed-use or commercial 

land development. 

 

Saqib et al. (2024) 

 

Effects of agricultural land 

conversion on tenant 

farmers in Pakistan 

 

Focuses exclusively on 

tenant and small-scale 

farmers; does not explore 

how land conversion affects 

non-farming households or 

local employment structures 

beyond agriculture. 
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Zhao, Jia, & Li (2023) 

 

Effects of China's Sloping 

Land Conversion Program 

on farmer income and 

employment 

 

Primarily evaluates 

ecological subsidy programs 

rather than market-driven 

land conversion; does not 

examine how commercial or 

residential land 

development influences 

employment transitions. 

 

Appendix F 

Author(s) 

 

Title 

 

Limitation / Gap 

Identified 

 

Andjani, Nurpita, & 

Wihastuti (2017) 

 

Impact of land conversion 

for the Yogyakarta 

International Airport on 

farmer household income 

 

Focuses only on airport-

related mass conversion 

with large compensation 

packages; does not examine 

small-scale, barangay-level 

conversions or how non-

airport redevelopment 

affects income stability over 

time. 

 

Fandani & Harini (2020) 

 

Economic value and income 

impacts of agricultural land 

conversion in Bantul 

Regency 

 

Concentrates mainly on 

agricultural income loss and 

landowner gains; does not 

analyze income shifts for 

non-farming households or 

mixed-use communities 

undergoing commercial 

development. 

 

 

 

Islam et al. (2019) 

 

Climate-driven land 

conversion decisions and 

Examines climate-induced 

conversion only; lacks 

analysis of market-driven or 
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income effects among 

Bangladeshi farmers 

 

urbanization-driven 

conversion where 

compensation, real estate 

value, and commercial 

demand shape income 

changes. 

 

Saqib et al. (2024) 

 

Short-term financial 

incentives and long-term 

income risks of agricultural 

land conversion in Pakistan 

 

Focuses on short-term 

financial gain versus long-

term vulnerability; does not 

explore institutional roles, 

reinvestment patterns, or 

urban-edge conditions 

similar to barangay growth 

areas. 

 

Uprety et al. (2024) 

 

Determinants and income 

outcomes of farmland 

conversion in Dhading, 

Nepal 

 

Studies income effects only 

in rural–urban fringes with 

high land-sale activity; lacks 

assessment of how 

diversified local economies 

(with retail, services, and 

industry) influence long-

term income pathways. 

 

 

Appendix G 

Author(s) 

 

Title 

 

Limitation / Gap 

Identified 

 

Chen et al. (2018) 

 

Land conversion and local 

government revenue 

generation through rural–

urban land transfers in 

China 

 

Focuses on large-scale 

Chinese municipalities with 

formal land-leasing 

systems; does not examine 

small local units like 

barangays, which have 

different fiscal powers and 
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lower dependence on land 

leasing. 

 

Cai (2016) 

 

Land conversion as a fiscal 

strategy for local 

governments in China 

 

Emphasizes China’s unique 

institutional setup (state 

land ownership and leasing 

rights), limiting 

applicability to 

decentralized, barangay-

level governance structures; 

lacks analysis of mixed-use 

local economies. 

 

Langer et al. (2018) 

 

Industrial and commercial 

land development and its 

effects on municipal tax 

revenue in Bavaria 

 

Concentrates on developed 

economies with strong tax 

administration; does not 

explore revenue outcomes 

in developing regions where 

informal economic activity 

and regulatory gaps affect 

revenue collection. 

 

Del Moro et al. (2024) 

 

Industrialization, land 

conversion, crop production 

decline, and municipal 

revenue in the Philippines 

 

Focuses on municipal-level 

effects and industrial zones; 

does not examine barangay-

level revenue mechanisms 

or how small-scale 

commercial conversion 

affects local fiscal capacity. 

 

Rondhi et al. (2018) 

 

Land conversion impacts on 

land values and government 

revenue in East Java 

 

Evaluates revenue effects 

mainly through changes in 

land value and property-

related charges; does not 

assess secondary revenue 

streams such as business 

permits, service taxes, or 

retail growth in semi-urban 

communities. 
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Appendix H 

𝑌 = 𝛽0 + 𝛽1𝐿𝑎𝑛𝑑 𝐶𝑜𝑛𝑣𝑒𝑟𝑠𝑖𝑜𝑛 + 𝜖 

Appendix I 
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