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Housing Redevelopment and Housing Reconstruction Project

7|:IEH|A_** . IE||FX|_|***' Olijel****
Kim, Tae-Seon - Nam, Jin - Lee, Do-Ghil

Abstract

The purpose of this study is to analyze factors affecting the decision-making on the
promotion of Housing Redevelopment and Reconstruction Projects. This study inquiries that
the major factors regarding the promoting of Housing Redevelopment and Housing
Reconstruction Projects in the past are still important in the era of low growth and
regeneration and aims to search for many supporting methods. 189 project districts are the
subjects of this analysis (121 promotion districts and 68 rescission districts, which are the
acquirable data among the 606 total districts. Logistic Regression Model is used to analyze
the factors. The results show that five variables for the Decision-making the promotion of
projects were significant statistically at 90% significance level; in caseswhere ratio of
Substandard lots, Multiplex house-Row house total floor area ratio, Proportion Ratio are
higher and satisfaction are lower, the Housing Redevelopment and Housing Reconstruction
Projects were difficult to promote, and existing Housing Reconstruction and Redevelopment
association increases the likelihood of developments to promote. Resulting implications are as
follows; first, factors related to Economic Feasibility are very important suggesting that the
government needs to implement various public support measures to improve Economic
Feasibility. Second, the government should provide supporting methods on a variety of
problems including Economic Feasibility in the districts being promoted by the principal
agent.
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Table 1. Review on Previous Studies

Researchers Results Remarks
The characteristics analysis of owners who have difficulty in | -Cross-Tabulatio
Choi, M-J, Redevelopment n Analysis
Kim, J-H -Subsistence type and asset type groups are divided according to age | -Logistic
(2006) of householder, income, existence of tenants and elapsed time in Regression
building construction Model
-Investigating the factors of affecting on the implementation of
Kang, S-, Redevelopment at the phase of process . ' . Logistic
. ‘Influence factors are distance from CBD, distance from arteries, ratio .
Kim, C-S - . . . Regression
of tenants, deviation of lot area, building density, household density,
and Nam, | zone designated period Model
(2007) aesignated p , , “VAR Model
-Real interest related to business values, sale price of apartment and
price of land have an effect
Kim, Y-G, -Investigating the factors of affecting on decision-making about pros I
. . -Logistic
Kim, J-H and cons of Housing Redevelopment .
. . . Regression
and Nam, J -Influence factors are land area, existence of children in school,
L . . L " Model
(2007) deposit, income from monthly rent, and satisfaction of living condition
-Investigating the factors of affecting on difference of price between
Seong, S-J, apartments -Multiple
Cho, J-H -Influence factors apartment area, elapsed time after zoning | Regression
(2008) designation, ineligible area, ratio of poor buildings over 30 years, ratio | Analysis
of public lands and ratio of small apartments
Yana. S-D -Investigating the factors of affecting on decision-making about pros
‘g, ' and cons of Housing Redevelopment - focusing on Business Tenants -
Kim, C-S . . -Logistic
into redevelopment districts .
and Kang . . L . Regression
M-G -Business types (manufacturing/nonmanufacturing industry), location of Model
(2010) main clients, shop premium, location of living inside/outside
redevelopment districts, monthly sale figure
-Analysis on factors of affecting on required time at the phases of
Housing Redevelopment
-Designation of districts ~ authorization for implementation : residential
Lee, D-G, Zone 1, ratio of old buildings, ratio of tenants, ratio of apartment size
Kim, C-S of 61~58m’, ratio of unauthorized building and floor area ratio -Cox roportional
and Nam, J -Authorization for implementation ~ management and disposal : ratio | Hazard Model
(2010) of residential buildings, green area ratio in the plan, ratio of
apartment size under 85m* and road ratio in the plan
-Management and disposal ~ construction : area
-Total implement period : subject size and floor area ratio
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Table 1. (Continued)

Researchers

Results

Remarks

Kim, D-H,
Kim, S-Y
(2011)

-Analysis on factors affecting delay in Residential Environment

Improvement Project

-Influential factors : construction economy(Housing Market Index, Real

Estate Transaction Volume etc), general economy(KOSPI, interest ratio
etc), Administrative Procedure(Adjudication Procedures, interagency
consultation etc.) Administrative error(revision of policy etc.), social
environment(land  sale,  over-development site etc)  physical
environment(infrastructure, traffic etc) development actors(Housing
Reconstruction  and  Redevelopment  association's  incorruption,
unprofessional etc.), promotion plan(demolition and evacuation policy,
review of business value etc), ability of development actors, and
ability of design and construction,

-AHP Analysis

Han, C-S,
Kim H-C
(2011)

-Analysis on factors affecting on development profit in Housing

Redevelopment (total development profit, development profit of
landowners, development profit of government)

-Influential factors of total development profit : ratio of public land,

Increased Housing price Ratio, landowner's housing price, and
construction cost

-Influential factors of new homeowners : landowners and for-sale

housing prices, appraised price of public land, construction cost

-Development profit of government: Increased Housing price Ratio,

for-sale rental housing prices, purchase price of public land

-Multiple
Regression
Analysis

Hyun, S-H,
Lee, S-J,
(2014)

-Analysis on perception difference between experts and residents

regarding characteristics affecting on decision-making of promotion
and cancelation in Housing Redevelopment

-Common factors : ratio of rental income, satisfaction of a community,

satisfaction of housing, transparency in Housing Reconstruction and
Redevelopment associations, household density, ratio of tenants,
housing purchase price composite index

-Residents' perception : household age, KOSPI, price index:
-Experts' perception : satisfaction of living condition, total asset except

asset of development zones, ratio of for-sale houses

-AHP Analysis

-Logistic
Regression
Model
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Table 2. Cancelation or Promotion according to
the Existence of Development Actors(2014.5)

SIH L E=FAEBE

-

T2CH) FAN oA A% SHA|
Index Promotion | Cancelation Total
_IC_DI_
FZX | Pre 130 14 144
Z=H| sen (90.3%) (9.7%) (100.0%)
Devel ce
opme | F
nt Abs 58 122 180
Actors | enc (32.2%) (67.8%) (100.0%)
e
SHA| 188 136 324
Total (58.0%) (42.0%) (100.0%)

H 3 AYREE RN 1Y o
Table 3. Existence of Development Actors
according to Redevelopment Type

ESSESY
T20H) Development Actors oA
Index = = Total
Presence Absence
e
Housing 108 31 139
Redevelopme (76.1%) (26.5%) (53.7%)
nt
EEHES
Housing 27 64 91
Reconstructio (19.0%) (54.7%) (35.1%)
n
Renewal (4.9%) (18.8%) (11.2%)
SHA| 142 117 259
Total (100.0%) (100.0%) (100.0%)
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Table 4. Variables Setting

w0l Hol

= =
Ij;_:_x Definition of :EI:C;::E
Variable
AK|=
S5 Z'Ex'_lc.):l%:l_ PFO_'rT_](;_'liZ):II’-\=1
Dependent Promotion or SHF|=0
Variable not .
Cancelation=0
EXSLRAE
2BZX By
Ex Public Land Area m’/person
Land per Land
Characte Owners

AEX| HE
Too Small Lots
Ratio

ristics

%

rsr
Deteriorated
Building Ratio

%

CREe
ClDix H|g
Multiple
Household Total

Floor Area Ratio

%

SRR
e v
Multiplex
House*
Row House

Total Floor Area

Ratio

> M =
a5 2 e

S
-

Vari ax
abl
e Building

%

Characte
ristics

OfItE QA
H&
Apartment Total
Floor Area Ratio

%

HFEAL
A=s oy
H&
Nonresidential
House Building
Total Floor Area
Ratio

%

BREYE
Average Floor

Area Ratio

%
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Table 4. (Continued)
- B B ||
X d;x Definition of - Sn?c =
Variable
ZHN R o
EN Proportion Ratio
Economic | @ 2 S A[X|7 ohel/m
Character | Average Land 10,000won
istics Assessment /m
TpL=1
HH[ ALY o3 Redevelopm
enet=1
Redevelopment
Tvpe H==0
P Reconstructi
| on=0
Toh=
©18) =XIHE ofs ==l
2 N Include=1
= Urban Renewal .
EM . ojzZ&k=0
='c Promotion Plan
Character Exclude=0
- ole-1
istics of EVIESSIE=1-=1 Mme
Presence=1
% | Redevelo Development o12—0
= pment Actors e
# | Districts Absence=0
~ EXSARA £ ol
Inde Land Owners Person
pen Mo = M/ m?
dent Household household
Vari Density /1,000m*
able =27 2CX|¢ o5 x3=1
At Land Use Include=1
Re uI;tion Regulation 0|=Zst=0
9 District Exclude=0
TRIERE Hig
(EE ®7| EA|
J-l—or —|7;| I:)
Ratio of
34 Satisfaction of o
a]E Residential %
e ;
Environm Environment
(house, electricity,
(.ent ‘ communication,
Satisfacti | traffic, green area
on etc)

OlRute| 412| Hig

Ratio of Trust
between
Neighbors

* ZIOX| oF

EX|

6i19rxf-r

=(FBRNUH-(CZHH+ZUARK)Y

o MR = Mche/ e
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Table 5. Current Status of Promotion in Table 7. Descriptive Statistics
Analysis Subject Districts
Independent Min Max Avera | Devi
2501 FUZEY | SHZEE 17 Variables ge | ation
Index Promotio | Cancelat Total Public Land
— L L Area per Land | 00| 1031 | 142 | 145
S 90 10 100 Owners
res
Z=H| (90.1%) (9.9%) (100.0%) Too Small Lots
Develo |-SM° Ratio 00| 80| 315| 192
pment | T 31 58 89 -
Abse Deteriorated
Actors | © 7| (348%) | (652%) | (1000%) Building Ratio 5.6 944 | 5921 276
— Multiple
(=13
2l 1210 680 1890 Household Total 70 909 487 | 184
Total (64.2%) | (35.8%) | (100.0%) Floor Area . . . ;
Ratio
Multiplex
B 6 2H0Y 70| FHAYIEY BRUY House-
Table 6. Average Districts Area according to Row House 0.0 793 | 236 | 174
Total Floor Area
Redevelopment type Ratio
ESNESY Apartment Total
H (OFm? =
TE(2hm) el Ao ma Floor Area 0.0 50.8 31 6.8
Index S S A Ratio
(10,000m?) L bT W] Nonresidential
Presence | Absence House Building
ESI WY Total Floor Area 18 640 22| 124
Housing 77 7.7 77 Ratio
Redevelopmen Average Floor | 435 | 3478 | 1001 | 269
ZEHTYAS Area Ratio ’ ’ ’ ’
Housing 55 49 5.1 Proé’a‘;irgon 153 | 1340 | 929 | 223
Reconstruction A and
oo o | 1001 | 4512 | 2250 | 665
48.7%, CHAICH-AZZFE] OIHA HlE 236%, Okt osessmen
Redevelopment 0.0 10 06 05
EHIE 31%% 79 Wolls THHFE9 HHE Type : : : :
Urban Renewal
=o Foz LF =
g0l 7K =2 LIERSTE. 213l HIFA Promotion Plan 00 10 04 05
SE owmE Hen PFsNES 2% 212% Development
’ 0.0 1.0 0.5 0.5
109.1%2 L]-E} ‘,;l‘l:} Actors
) ’ land owners 510 | 2,6840 | 566.3 | 4454
ARA QO THE WS Aln bS]
Ao B HEIES 92.9%, ;ﬂf}sﬂw}h Density ' : : :
. Land Use
it 225 /miCE FAKEIQICE Regulation 0.0 1.0 03| 05
FHIEIE) 70 EMT BHE WSS AR District
_ L Satisfaction of
H FHARGS fE1 S04 oF = 52 ol Residential 00 919 | 488 | 227
A ZEIRIZNEIALY O3 ZFEARIASAIY] F90] Environment
—— _ _ Ratio of Trust
HISSSHA 288w 0550 QQal, EXFY0] 2 between 08 977 | 467 | 229
StelR] e ojo] ekl 7ol Hislo] The & Neighbors
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HHEY,  ZXISHA(tolerance)Qt  EAIHEQQI

(variance inflation factor; VIF)E &3l Al 7] O]
0] W Tiol WAE 4 Qs CESHY ofnE
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Table 8. Verification of Suitability of the
Model

fEH HE
Log Likelihood
-2 Log rato test
2 FE 2
Model -2 Log 7tol At 19-1
Likelhood | A& | 7 | o
Chi- 1= -
=
square | df T
At
ZotE 2
Including 246.95
Only
Constant
HE=23 142.28 104.67 18 | 0.00
Final Model ’ ' )
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= LIEITE

TEWA) HIB0) ¥24E AUETS 28 o
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Table 9. Result of Logistic Regression Analysis

Multicollinearity
I .
”Sep.egfe”t B | SE| Wals | df | Sig | Exp®)
Qraoes Tolerance VIF
Public L Al L
Land ”b'é and Area per Land |50 | 00| qoo | 1 | 097 1.00 080 | 126
Characte wners(m’/person)
ristics Too Small Lots Ratio(%) 003 | 002| 267 | 1 0.09* 1.03 0.54 1.83
Deteriorated Building 001 |oo1| 039 | 1 | 053 | 101 039 | 255
Ratio(%)
Multiple Household Total
Floor Area Ratio(%) -0.03 | 0.02 1.84 1 0.17 0.97 0.32 3.17
Multiplex House-Row
- House Total Floor Area 005 | 002| 521 1 0.02** 1.05 0.38 263
Building Ratio(%)
Characte A ?I'IOIOFI A
risics | Apartment Total Floor Area | 5 | 54| 138 | 1 | 024 | 105 079 | 126
Ratio(%)
Nonresidential House
Building Total Floor Area 0.02 | 0.03| 042 1 0.52 1.02 0.36 2.78
Ratio(%)
Average Floor Area 000 |001| 028 1 | 060 | 100 075 | 133
Ratio(%)
Eco:oml Proportion Ratio(%) 004 | 001| 852 | 1 |000% | 104 064 | 156
Characte Average Land
ristics Assessment(10,000won/m) 0.00 | 0.00| 0.07 1 0.80 1.00 0.59 171
Redevelopment Type
(Housing Redevelopment=1, | -093 | 0.69 | 1.83 1 0.18 0.39 042 2.36
Housing Reconstruction=0)
Characte | Urban Renewal Promotion 1 o) o5 | g5 | 1 | 036 | 190 048 | 210
ristics of | Plan(Include=1, Exclude=0)
Redevel Development Actors 296 | 070 1801 | 1 | 0.00%* | 1929 038 | 266
opment (Presence=1, Absence=0)
Districts
land owners(Person) 0.00 | 0.00 | 0.01 1 0.93 1.00 0.66 1.51
Household Density
(household/1,000m) 0.02 | 0.05| 0.18 1 0.67 1.02 0.51 197
Requlati Land Use Regulation
gcJ)n District -067 | 056 | 143 1 0.23 0.51 0.72 139
(Include=1, Exclude=0)
Ervi X ; -
nviron | Ratio of Satisfaction of | ) | 057 | 31| 1 | ooz | 098 085 | 118
ment Residential Environment(%)
Satisfacti Ratio of Trust between
. .02 | 0.01 L 1 1 1.02 0.7 1.26
on Neighbors(%) 0.0 0 93 0.16 0 9
Constant -437 | 217 | 4.07 1 0.04 0.01 - -

**x 1%(p<0.01), **: 5%(p<0.05), *: 10%(p<0.1)
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