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A Study on Neighborhood Change in Seoul
- Focused on Changes in the Officially Assessed Land Value between 2005 and 2015 -
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Abstract

This study aims to track neighborhood changes and to analyze the factors that affect the
neighborhood change in Seoul. In addition, it examines whether or not the basic unit of local
government, Gu, has a role to control neighborhood change. It defines census block group as
a neighborhood and employs multilevel model analyses. The results of the analyses are 1) that
Seoul has experienced neighborhood change with average neighborhood change rate of 5.41
between 2005 and 2015, 2) that neighborhoods with high change rate are located in Nowongu
and Kangseogu and those with low change rate are located in Kangnamgu, Songpagu and
Seochogu, 3) that the key factors that have influenced neighborhood change in the period are
the rate of graduates of four year college, the rate of tertiary industry business, adjacency to
Han River, the rate of APT, and density, and 4) the basic unit of local government(Gu) has an
impact on neighborhood change and especially its fiscal capacity affects neighborhood change.
These results can help local governments establish appropriate neighborhood plans and
effectively manage land use, forecasting future neighborhood change.
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Table 1. Multilevel Models for Indicators of Neighborhood Change

Model Level Analysis Models
M Level 1 | Y55 =, te;
Level 2 Yoj = Yooo T Ho;
Level 1| Yiit =i T nPOFi-1) T Va0 —1) T %70 50-1) T %aiDije-1) T 75;G05-1)
+e; j
) Yo; = Yooo T Y100 GFI@j(t—l) +7200GP0Pij(t—1) +’7300GYDOORm‘(t—l) + 1y
Level 2 Y15 = Y1000 Y25 = Yaoor V35 = Y300
Yaj = Ya00+ V55 = V500
Level 1 Yije =; + 1 POPs 1) T H i1y T30, i 1) T 0D 1) +75,G 04 -1)
+e; j
Yo; = “Yooo +’71()UGF]S¢]‘(t—1) +’Y20()GP0Pu(t—1) +’Y3UOGPOOsz(z—1) +,U0]
3)
Level 2 Y15 = Y100+ Y25 = Y2000 V35 = Y300
Va5 = Ya00+ V55 = V500
Level 3 Yooo = Yoo T 50‘7'
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Table 2. Individual Declared Land Values for Gu (2005, 2015)

Mean of the OALVs for Neighborhood

Mean of the Relative Rate

Gu ) N. of (won/m?) of the OALV"

Neighborhood 2005 2015 Growth Rate 2005 2015

Gangnam 896 2,703,000 5,279,224 95.3% 2.15 1.02
Gangdong 739 1,404,461 3,012,610 114.5% 1.12 1.52
Gangbuk 610 962,150 1,651,313 71.6% 0.77 0.94
Gangseo 973 1,035,918 1,956,764 88.9% 0.82 1.12
Gwanak 923 1,159,893 2,289,643 97.4% 0.92 1.09
Gwangjin 645 1,231,851 2,517,259 104.3% 0.98 1.07
Guro 694 1,063,001 1,963,659 84.7% 0.85 1.04
Geumcheon 431 983,650 1,803,508 83.3% 0.78 0.98
Nowon 1,059 857,751 1,610,999 87.8% 0.68 1.18
Dobong 662 962,305 1,509,176 56.8% 0.77 0.80
Dongdaemun 628 1,173,628 2,176,822 85.5% 0.93 1.19
Dongjak 715 1,020,900 2,325,768 127.8% 0.81 1.64
Mapo 619 1,188,290 2,590,508 118.0% 0.95 1.49
Seodaemun 554 1,025,104 1,949,107 90.1% 0.82 1.09
Seocho 692 2,168,319 4,725,133 117.9% 1.72 1.19
Seongdong 520 1,211,674 2,377,656 96.2% 0.96 1.15
Seongbuk 773 1,066,639 1,954,633 83.3% 0.85 1.13
Songpa 994 1,710,368 3,749,965 119.2% 1.36 1.19
Yangcheon 835 1,073,687 2,313,407 115.5% 0.85 1.17
Yeongdeungpo 673 1,100,869 2,377,657 116.0% 0.88 1.39
Yongsan 393 1,356,561 3,175,894 134.1% 1.08 1.25
Eunpyeong 780 958,426 1,966,235 105.2% 0.76 1.58
Jongro 279 1,387,856 2,616,544 88.5% 1.10 0.97
Jung 214 1,530,395 3,048,990 99.2% 1.22 1.29
Jungrang 730 983,066 1,780,823 81.1% 0.78 0.98
Mean 681 1,256,566 2,518914 100.5% 1.00 1.18

Note: 1) The OALVof Each Neighborhood / Mean of the OALVs in Seoul
Source : OALV (Ministry of Land, Infrastructure and Transport, 2005, 2015)
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Table 3. Socioeconomic Characteristics of Neighborhoods in Seoul (2005, 2015)

Variables 2008 2015

Mean St. Dev. Mean St. Dev.
N. of Population 5504 220.2 495.0 107.2
Density 49,773 32,646 45,425 28,665
R. of Pop. under 14 0.17 0.052 0.11 0.049
R. of Pop. over 65 0.06 0.033 0.12 0.051
R. of 4-year Graduation Pop.” 0.29 0.151 - -
R. of Ownership” 048 0.233 - -
R. of Small House” 031 0302 041 0312
R. of Large House? 0.12 0.170 0.10 0.143
R. of Apartment 041 0.469 044 0463
R. of Buildings under 10 Years 049 0.371 0.14 0.217
R. of Buildings over 25 Year 0.10 0.194 0.15 0.259
R. of Tertiary Industry Businesses® 0.21 0.244 0.17 0.239

Notes: 1) These variables have not been included in statistical data for neighborhood since 2015.
2) Small House: House under 60m’ of Building Area, Large House : House under 165m® of Building Area.
3) The data of tertiary industry businesses in 2014 was used instead of those in 2015.

Sources: Data of Pop., Household, House and Industry for Neighborhood (Statistics Korea, 2005, 2015),

IDLV (Ministry of Land, Infrastructure and Transport, 2005, 2015)
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Table 4. Rate of the Relative Rates of the OALV for Neighborhood between 2005 and 2015

Rate of the Relative Rates of the OALV between 2005 and 2015"
Gu < 0.75 0.75~1.0 1.0~15 1.5~2.0 20 < Total

N % N % N % N % N % N % Mean
Gangnam 682| 76.1 71 79 78 8.7 22 25 43 48| 896 100| 1.03
Gangdong 229| 31.0] 194| 26.3| 154| 2038 52 70| 110] 149 739| 100| 145
Gangbuk 68| 111 178 29.2| 222| 364 66| 10.8 76| 125| 610 100| 284
Gangseo 156 16.0| 229| 235| 299, 30.7 72 74| 217| 223| 973| 100[ 259
Gwanak 149 16.1 222| 241 316| 342 109 11.8| 127( 13.8| 923] 100 5.96
Gwangjin 61 95| 271 420 214| 332 28 43 711 110/ 645 100[ 1.60
Guro 122 17.6| 140| 202| 197, 284 75| 10.8| 160| 23.1 694| 100{ 215
Geumcheon 27 63| 120| 27.8| 191| 443 31 7.2 62| 144| 431 100f 225
Nowon 1521 144 118| 11.1 311 294 80 76| 398| 37.6| 1,059 100 826
Dobong 97| 147 194 293| 241 364 75| 113 55 83| 662/ 100| 1.25
Dongdaemun 159 253 170| 27.1 146| 232 37 59| 116 185| 628/ 100 7.76
Dongjak 70 9.8| 109| 15.2| 244| 341 99| 13.8| 193| 27.0/ 715/ 100| 22.50
Mapo 94| 152 189| 305| 145 234 35 57| 156/ 252| 619] 100| 12.28
Seodaemun 54 97| 107| 193] 202| 365 66| 119| 125| 22.6| 554 100{ 343
Seocho 417| 60.3 94| 136 66 95 44 6.4 71 103 692| 100( 1.19
Seongdong 137 263 118| 227| 132 25. 38 73 95| 183| 520/ 100 3.56
Seongbuk 155 201 187 242 251 325 54 70| 126 16.3| 773] 100 5.49
Songpa 448| 451 173 174 142] 143 64 64| 167| 168 994 100( 1.60
Yangcheon 79 95| 157| 188 321| 384 92| 11.0{ 186| 223| 835 100| 2.24
Yeongdeungpo 100 149 115 171 209 31.1 78| 11.6| 171 254| 673 100| 18.29
Yongsan 89| 226 53] 13.5| 130] 33.1 67| 170 54| 137 393| 100| 2.28
Eunpyeong 32 4.1 110| 141 347| 445 148| 19.0/ 143| 183 780 100{ 11.82
Jongro 770 276 52| 18.6 91| 326 26 93 33| 118/ 279| 100{ 1.30
Jung 68| 31.8 53] 2438 46| 215 16 75 31 145 214| 100| 10.51
Jungrang 46 6.3] 262 359| 249 341 60 82| 113] 155/ 730 100{ 203
Total 3,768 22.1| 3,686 21.6| 4944| 29.0| 1,534 9.0| 3,099| 18.2 1710? 100| 5.41

Note: 1) The relative rate of the OALV in 2015 / The relative rate of the ODALV in 2005
Source : OALV, Ministry of Land, Infrastructure and Transport (2005, 2015)
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Figure 1. Neighborhood Change in Seoul

20051~2015 ALO] AlEA] W 2I0] 3]

o] H=A], HSIEIRACHA Of8A HSlEUERE 1t
Ofsh7] 18l I ATHE JHEZAIRIZE HIg9
Hel FEE 26 (& 4 FR). AeAl
2lo] 7|7t Ul Ei HIES 5412 B2 70|
2005 ATHA] ZHHZAIXZE Blgo] His) 20154
ATHE NHZAIRIE HIg9) 458 ZEst Ziez
HOILEL Ol O] 7Rt thERY] AgAl 2719 &
Aof Qo] HepPL olFoREE ulsitt. 53l s
At (22.50), YSET (1829), TRETE (12.28), 2
B (11.82), & (105D A2A B Hsledt
Hlwsl 28] oldo] ¥slE R, SET= 44
ool FAg Hals HArh olo] v Zdt
(1.03), AZET (1.19), =B (1.25), 27 (1.30),
ZET (145), Sut (1.60), FT (16009 2L
T2 7o Hlwsl 108 Ao] ¥skE A9 HOR|
22 2102 LERTE O + & T8, I+
E AQlst WAl F52 NEIARZPE =2 Al
oLt 2005E~2015E Afo] ZHHIAIRIZH QU]
& HSIE HOJA] & ZIoF HoIth

AT NHZAIRZ} HIge] TAY HMstee o
gt Hst dgks & O ALsHA UM 22
1087 HMSA W =19 506%  (8,6307)7t
[75~1.59] Htes Hom st Hels Agst

2 HQILL Ze 7kE AthFoR & HIkE

ot 2R ®A| 494%= 8401/0YL). O1F

—
f

b

o

ooy
o
ol
¥

12 FAQ] 27.2% (4,6337H)0]H,
2 A WEZAIR7} "9 siete dFst
£ 221% (37687 ALt 3] =HlTHE= WA 2
9l 37.6%(3987M0l sidok= &0l 2.0 OJAk9]
1S ARNOH ZAPIRE W HEIAIXZE HIEg2
ASE HOIM AgAloiles 718 & HelsE |
ALt BEH210%), BSET254%), TRET
(25.2%)01K % T219] 1/4 o]Ao] 0|9} FAFSH ¥

= o &
()
ol
ro
rd
iy

T oo !

woE oy

St Ao} AtiE HESAIRZE HIgS a4
Journal of Korea Planning Association Vol53 No.1 2018) | 207



dd, Ax

9] 76.1%21

SR A1
[N}

sE AACE
O D ost AeAl =9 HelE UErd
C} 20058 7HEHIAIXIZF HIE(A)Q}F 20158 7HEZS
ARIZE HIEB) BF dd+ AET Sut 3 3
T S0l =1l AlEAl Qi 99 53] kg 2
g4, 2AA9] Higol = AV BEF Yk J8u
o] 7|t S¢H] Hgkge K, 2005300 AthE o
2 HEIAIRZE HIg0] W R|99] e 70|
ARIZ} HIg9] d50= Aoz & Hol
LIEFTE. 2, AET, S
b SO FFEZAIRIZE Hlgol AN
R Ze Z10Z HOIth o]
~2015 AtO] AlEAlolA]l ZISiE
I 39 FREoIE x9
Ol& RIYolA19] HHTAIKZ}
WEog 2 HolE JKe

=
M
o

1

rlo
=
N o
ol

N

rlio

6]

tolt
it

;
oli

o~ of W
il

Mw O

2005
0

e r
e
117

=1
=

i

30
(n
i
D

TEE AR By HRHAY oURAHIEE
0.00256Kwh/nf, ZCHgte 12.68Kwh/nmioltt. K7}
o 7 440,0009)/md, E|Thgk= 34,100,000/
nf & FAIZAE
HIFILE ILX

H85

s
olch RAte0] H= AE
TRE OF 82%5 AFKIGHH,
oF 52%E ATt ORI SRIEESE
AES 9F 21%0Ick AES F4
6.43nd, ZT| GTHAE 16,418,651ni0]H,
He= 1990.67HOICE AEQ] FHEHES
He & AR FZTATE 3
2,058m, Bt 539mO]al ZA7IK]
T 131.73m9| #E Zh=rh oF =X W
F= UK 2l AE = 1627, B
36770 OIL}. o]Q]o] WL=of TSt 7|Z=SA
2)9+ 4tk

Pal

ro o

—

n,

norlo Romo

ol
i

9l =

208 | "EEA=, H53H 1= (2018)

2. M2A| 22 Hslo| dY 29l
2005E8~2015 AMSA] 2R ATE AEEA|
A7 mgol Qo F11 &2 A4S = GEe B
ol WalEo] & ACR ulotElrh o] 77t A
SA] =19 Halo] Ygeke niEl Qs HAsy]
Qe CIERFERAS 36k (F 50 AAE

>~

PN BEe BA 41E LER 2108, oA A
ot tEEEE(E DO Model (D~@3)E olgst
Z10ItE. Model 12 < 1)9] Model (1) ANOVA
BAg FE F8olo] BASH Z10]al Model 2~
Model 42 2} <& 1)9] Model (2)2F Model (3

fl

N

=
g8t Z1olth Model 29+ Model 32 ZRI9] 419
7 B9I01 7 2l Wl nixlE HEke uiet

SR 8t Level 2 2410]H, Model 4 Level 2
HRIE 2dols MEdY JeAl sl e
Level 3 BA0O|TC

Model 12 &1 WHglo] Qo] Z&id zjo
SIRIANE E= ol T2 RO]
3t AoILE. Model 19 ZWE HH 8
slge 02079700 <0.01)0]
0.696822(p <0.0DE Elof] WE ATHE JHEIA|
R71e] Walkgo] zol7} Q= AOE UERITEL of
= 0.064745(p <0.00)Z &lo] &gt o Wt ¥

ZEH

9]' T

al

skl Aot ASE  UEHDE FA WHs
(variation) & T=10] &3t FLo] TE HE FEs=

LIERE= ICC(Intra-class Correlation
p= 0085008 Fo mE 22
85%= FHELL

Model 29] Level 12 &l Hglgo] ¥
Sdg LEM Aotk
A A g ¥ 2=
LA Vel 8AF SR

AITRE(-), 4R T

Coefficient),
Hgl HE2

|

ol
1

X

o ol
o



Table 5. Results of Multilevel Analyses: Indicators of Neighborhood Change in Seoul (2005~2015)

Variables Model 1 Model 2 Model 3 Model 4
Fixed Effects
Level 1: Neighborhood
Intercept, vYy00 .2207970%** 419518+ 770875*** .692002***
Density, Yy, -5.290E-6*** -5.293E-6*** -5.293E-6***
R. of Pop. under 14, vy, -137211 -.131578 -.130899
R. of Pop. over 65, ;3 -.252552 -.243027 -.242129
R. of 4-year College Graduation, v, -.999179*** -.988343**+* -.989583***
R. of Ownership, 75 .213810*** .210388*** .209833***
R. of Small House, vyps 1045671+ .104644*** 1042157+
R. of Large House, 7y, -.251807*** -.253738*** -.253496***
R. of Apartment, 7.5 59177 1%+ .590758*** .591333***
R. of Buildings under 10 Years, 7 .040167** .040420** .040301**
R. of Buildings over 25 Years, 7y, 047716 048514 .048797
R. of Tertiary Industry Businesses, 7y, - 732167 -.732965*** -732929***
Dis. from Subway Station(km), 7,5 .188550*** .187369*** .186716***
Han River Adjacency, 7,5 825674*+* .826368*** .826366***
Level 2: Gu
Intercept (Random Effect), Jf 064745+ .057389*** .040619*** .030474***
Financial Independence, 7, -.006255*** -.005312**
R. of Pop. to Total Pop. of Seoul , 7y, -10.081589 6.031646
R. of the Poor, 7y, 1.384000 -1.074098
Level 3: Community
Intercept (Random Effect), Ug .013750
Residual, ag .696822*** .574896*** .574896*** .574896***
<Model Fit Statistics>
Deviance 42282.5 39008.5 39000.6 38998.7
AlC 42288.5 39040.5 39038.0 39038.7
BIC 42311.8 39164.4 39185.2 391935
%) Dependent Variable: the rate of the relative rates of the Officially Assessed Land Values in 2005 and 2015

*** significant at 1% level, ** significant at 5% level, * significant at 10% level
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