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Determinants of Neighborhood Economic Change and Spatial Dependence
: An Analysis of Housing Price Change at the Neighborhood Level

HaE" Mg
Jun, Hee-Jung - Jung, Suyoung

Abstract

Although considered an important topic in urban and regional planning, neighborhood change has not been studied
sufficiently in Korea. This study aims to analyze the factors affecting neighborhood change and the spatial dependences
in neighborhood change. We used the apartment sale data and spatial modeling to analyze neighborhood changes at the
eup, myun, and dong levels. The empirical analysis shows that housing, socioeconomic, and demographic characteristics
all affect neighborhood change. We also found that spatial dependences exist in neighborhood changes. The findings
suggest that localities should take into account the housing, socioeconomic, and demographic factors in preparation for
neighborhood change. Further, collaborative efforts among the localities will be required given that neighborhood changes

are affected by changes in nearby neighborhoods.
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¥ (neighborhood)> 8 9 F¥ 7F87S EFs}n,
MAEe] TS Sk EAIZA e Hte] == 30
Qlolct, wetba] 19 A 40 widle] kS v)A| = &
Q1S EAFhE A8 1 E38AL Q= EAJE ohy e} ¢ Yo}
7t ofe] EA|E Egdl= e A RIstE A sl o &3}
7] §18t 7|9to] Hrkjun, 2013). T3 TS 271 O] S8,
ALE]- AA1A, Q1HA] a1 oA gt PR W A
797 opu | Q1A ST AR S Fas 37t

jo

* 0| Mtz HR(ED |

A 4F3.9E d(spatial dependence)®|2h= 5742 AHHjun,
2017). A& S°l, & I oA FE7HA0] sletsta, o)
T Gl QAT L= Hol== FAA R EIE WA
A 5 QA 250l FRsle] A E FHE 4

9] ZAA wlo] thigt =AAYEA FaAol B8}
i Ul 0] 92 A ol & 7Hset SHE T 2
Attt A ki) ZFA|A wsto]] iRt =27t F23] olFejA|
A et FARE Hsteh B FR SUFY &t
Ao9ie] FE712 Wepr} ohd 3§y KFE o3t EF
H7HAo] S vlAE 8L FHOE A7t ol FolA Atk
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(4, 2006; 9241 W2, 2010: o|AF - AR, 2014). 7HE
Fe)7k2 9 ojof| ot W3} w3 TATT 9] A WA A
2le] Age] 7)Rte] = A Fro A ] 1o ¥zt
§ BAsp)ole @AI7E Qlck, w3t i) AAA wHikE A
Ao g g &40 =52 MEFAIAZLE o83t W
312 BASRTHeI 2, 2018a; 2018b). Ly 7] 2 A AR ¢
Aol oJ] Al R AFAY] HaplEe s AR EE HEFAIA
7hRhE 39 FHA Wellx] 239 A AAH 52 3
7P 4= Q0L R o0 A W3k W TLAH o R BT
F Qe FEH AANLE 883810 19 ZFAA Eks 248t
+ o] B} Agsiria g 4= gt

o2t Agdtel FAIE 1ejd o, o] A3 w3l
IS v X alo) gigh B4e Seluet LA 2 2
A oS- F-a gt TRkl 3 4= ok, 53], LAt gk ok
gt o] &o] ZE]o] - tejdte] o Well Y13k T2
33t g FHACR Eshs YET ojEoy ae9F
o] B &3} AR AAA Je FHACE JEshe N astol
£ 22 147 U3 o] £ Tt S| A 43 B AL
Aol 29 3 W) A8 7Hs S AS N ks AollA -5
2%t ojo)7} glet,

oje} tjEo|, FAFYAG Yol A 2 o] it =512 %9
Fareoll gt A-H7F F23] olFo|R|A] gfoket. 53], FEAI
Zro] ufl-- Busled(tight) g x| 9] Wiz} A Hof 47
P T ) A% Efste] 23] A\ A sl digt
S B olEA o] o e mleksl= Ak Fasit & AT
AAES o33 ) AA, S-Eluel A -1 A1 |
Shol] oigh J3Ea Qe FoI7E? BA, =19 AA A H3k= ¥
ZHA 0 7 A5 o)A Q1717 ofejjt A-A&el el $late] gt
oA 7H sh9lel ATl SHFE 2010-2019 Ale]2
ohilE Ht viulztE W3kE S LAwste] JFalyt 37t
2] 50129 E Al B 1% g},

o] A9 F7holxt mAEA W] 7|27} Ee b
Sloluz 27e) A2 #ste| digh YaFadnt g7+ Ao
FAE BN A2 42 ARIE Y, A&k 193}, oAl
g2o] A, FEC] B#3A M 5 43 HIE A1 e
St FESA ) tiste] o] Y FHH R Fagh AN
S AAE Ao o,

1. OIEX i3
1. ZRIsie 2RIMsI0| FER0l

Galster(2001, p.2112)= TS “FAX| 9L WS 3744 8
2152 A3 (bundle of spatially based attribute associ-

20 "RBEAE, K563 M5E (2021)

ated with clusters of residences)2A] A3}, &, T
&3] B2 AHERA Y T8 o] HYA TR opd Zlolo}, 1
g 2o #et A 29 W AAsks B, AR BEAIA,
QA8 BT} H2 tFRt AQ15E Esh= Zlo] Wast
£ Aoltt,

71& A5l 2 IRIAESEE tgRt A RE F9 248t
olct, d#Hoe MPATSL WILE&9] WK Galster and
Mincy, 1993; Galster et al., 2003), 252] ®i3} (Ellen and
O'Regan, 2008), +#7}42] #W3HRosenthal, 2008: Jun,
2017; 2021)E &8 WSS B4 vIL82] wish= A
AEATE THOE AT of A3t A ko] 459 9=
A &3 e NAES e & of Ayt x| weta &
4= 3Hjun, 2013).

TRIHSLE ST 4 Qs B} APt AE2A FEH7HA 9
HSLE & 4= QU ol R 8 HAFAI 7, 24
QA Fgat 205, AR 2 JellA ojudt 23S
ahal, PUE sh= Alo] FE4h &, 21 oMY 8 Reit
ol 9] 7}x|e} Wiste] QFFE v|A]7] wEo|th(Galster,
2012). oA H3A, ofH §F 9 7iEo] A, AESh=7ll
ue}, ZRAGAAAE D REAE 27571 o @A FALE skt
uel, AR o BA FEAHIAE Algshertel] uehbA &
g W FE7HALS PAE AL W 4= Qlrk, At A
T 5214 R oilgt AY 87 FE7HA] WYsRE,
FE7HAR H37E FEAP Yolla] 2Rl 9 HSkE Whgs)
£ 7P A3kt A sekar 3 4= Qi) (jun, 2021).

FHH, Galster(2019)2] 839414 23 (housing submar-
ket model)oll W21, TRIMS= FAFEA jof| 4 9] Al
2 FE712 0] HsteA S8k Zo] Aysict, of= WA A
o3 29 W F8 FAFAEC] FAFEAE e FHE9IA
A, &, AR 2] Al Bl i E FelA LTt Hgt
A% 9 P E 3P7] dizolrt, dIE 5o, BAFHAE WellA
FAIES 3t ME 7 AFE Bt AR S vlst
o] FARE A}, &, o|z3t FAFHAIG W Azl v
L I ZofA| LS} doju7] wfiZef o] Al F
g7} 9] Wizt A Aok 212 A3t Galster, 2001),
H, AdA FE714 WileA 2AESkE BAske AL et
Zo] v or gtz FAFHAG Yo 21159 A3
ol BAA A4S 47kt 4 QUtHEllen and O'Regan,
2008). 1gol= B8k, oA =% 4 AP HEel,
<39 A3 FE7tE Hsh $42 F9d 7 ZBAH od %
2% o] HEIF B4 tpE Ajol& &4 FAIH RIAAQ]
E40® QI3 wisle] AFE 4= lon, AVER E7MISEY
WAl A3 vlirt 7hssichs AellA 1] A3 87t
2 JshRc} Aysiotal 3 4 Qi
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o2lo| AN Halo gt Seeein S7HH 4S5oFY

TP, LRske] Para el Folez? LHsks A
3hal, 1 AL EAERe dite IeollA v 2UsHA
olFojFltt, 53] st YA Aol ol &
= TEFolE(filtering theory)t 2%/do]E(externality
theory)oll 7|¥tste] gt 4= Qick, WA, e o] FH
A7t 7 TRto] whe} 9] o] siEsial M} JrjA s &
& 7HA9] AatsrEls Fa7bsdt 254150 HASHAA g
Hog e AEAFo] HAstHA A FAF &L
siefolehs Ails 7HATL ol ddtth(Hoyt, 1933). LET
o]22 #4338 Hoover and Vernon(1959)2] AolF7|0]&
(life-cycle theory)oll TH2H, FeA7} Qe 29L& A
WS 7|k E of2ijt Z|diE]e}t 0.0] FUIR FE Ao
Fsto] FE 9 weFotet R EeRe] WAl ujAlF Aot
B AE0l o2’ WEF o|E3} AollFr] BYS vigoR
FeeFolet 2ASHE LA F 1 2] dvE2 Aol
F7] RS A AR A o= Ve Altret 8k e o)
Hl&o] 52 2 TGS sk v, FEARY F¢
Ao} FEo] B 22 ZRAEE Ak A0E B4H
%tHEllen and O'Regan, 2008; Rosenthal, 2008 Jun, 2013).

4 o] 8] wt=w )19 QFo| Aol ARRI A A A
gi7F Zsel ddE, A or TR 23S A%ske
B0} wijlo] thael el A Ssk= Wl 7 Q1 4 HIR
i3t A3 teo] ol Qlate] W1 At BRI FAl= W
AAH o R o|Fict, ojuf) AFFEHNAL AAF = Y= F
AFS o] Q7Y RE 08 Qlsle] FQlo] Hlgo] &
U2 FE71A0] 8lZsh= Aot o]R R4 o] 82 FAA
S8 AFTHUNL B A50] 24UFY vlEo] 2 A9

& ARBIEAIA o] LM E Y FEFE T ACE UEh
tHRosenthal, 2008: Ellen and O'Regan, 2008; Jun, 2013).
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Tobler(1970)2] Z|2]3} A|13 2] o] w2 BE ARSI /32 A
2 A= o] glon 3 A1) E4o] Ha] "olA Qe Al
o] B/ vlste] FaFol Art, o] WA o] AAlsh= AAH A
A 71 L FHR G s FAREEH S ol 7hA & Hhg it
(Can and Megbolugbe, 1997; Bockstael and Bell, 1998;
Leggett and Bockstael, 2000; Gawande and Jenkins-Smith,
2001 Kim et al., 2003). 53], Can and Megbolugbe(1997)2]
Aol wpEE FHEA R ey rygS o &3t Jd F
9S24 A0 £ TS SHHsRA st
= 37t 3l mgo] ut gy o vlsf Aol &
o7 FAEI B3 FE 7EA0) FHA BN S
23t g2 el drso] 218E o] fit(Kim et al., 2003 %

P

K

g-ollE, 2006: Troy and Grove, 2008: Cohen and
Coughlin, 2008).

ol2|gt 7N FE7HA 7t FHA FB RS MRl ASS
Bl FAANGE FAHLRE sk TAFRoM e FHE A5
o] ZAZ AL 71T 4= k. S, e o] &3 &4 o]
£o] $H& F= FHUEA, AT, BB AH BT 2
TRIZHA O] B4 ohuet QIR 250 ¥ B3t A 19
Hslo]| JFE Eths Aoft), ol FAl =23t FEEA
2@t AAsed, F9 avlA, &, 7S AR Wl
RIS S Hlaskal Briste] el AHlEh ol2fdt ¢
&HRRES] AAo] 719 M) S vlAlE Aol 1R
2 QAR i) Mgk 3T L1lof ¥ & 4 Ak

ARB1EAA @Adel digt 3714 3o Ats Bol olF
017l v 2AR3L] F7HH A o2 A o WA o] A
gho] o]fol& ek, o]2fdh 2429 AT F Aaronson(2001)9]
Ae AHTHNAY &5 W FH71HA 0] o 2 &
5 9 FE7HA S Ethe A& BAsoU, o] d4e
oHlo] "I R o] $S FA Galster and
Tatian(2009)2] 7= ZAH R WA sk QIHAFe] &
<R FHHAE A7l 3RAA YT Eo 3
o, 3 ATRS didem B4 AT Abisle] of2igo] )
t}. Jun(2017)2] A= vl=H2] 1007h 39 HE A= A
Zsto] TRsPoA o] FHA B oEYE EAEt e
o] FE7HA Wsk= F7HA o R FARIEHA Yoju= Ao] oy
gt ezt o] Agdhe LAET FHHY o] dtsl: LHE
o] T AHE FAoto] T LAST FIo] A= FFS
FAESE wefsigid, o2dt AES HiEeR f-Ejyete
FEHAP ol A= ZARste] gaS vl 8ol F41¢A,
A FEofEAdol EAISRA ol thet 24o] W asltt,

3. etR0llAe] Z2IHslet ST HSoEY

QA =23t v} Zro] RINSHE EAAIE W =8 9 ARY
E] 7k BofoljA] wl9- F-a3t AR Yol e Etakal ghare]]
A olofl digt A-t7F BhiE] o] Foj2|A] gl FEAIY W
oA FATAE B P AEol SUEH 22 AW ¥
7r9) 20 FH714 9 vt ohd diey Y 5-& A
e 717 B4 9 9galle) $8E FAWHEE, 2006, U
A+ QI 20105 oA - AR, 2014: AW - AE, 2017: &
TE TR, 2020) 71 2AARA] GAQ] Al oA 9] H
(AT 9, 2010; o1F14- o], 2014)0] thiEoct. o]
g AFEE FARNGE FHORE WP 2ol = =A|
3710 W 718A iRl 9] AAA HskE uiefslr el &
w2 gict,
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ojof] haf] & A= LWL o] & Fhre] EAETE R
A 7V 710] H= 37 B0 SHE 50 7 #slo
Agatara} gt FHEE 7|ZAMNAAGARL Al - 9] 8}
H 3 RA AR EA 2] AAgo] AR 0 AP
< 7P AL I919] A7 oA}, ARel 0l 7+ HFo] WA
3] o|Foj A= TR 9] 7|yho] Eli= 22 (ZFE, 2018)0|tt.
EJF JUFS AMGARIL B, AQ BA] o FEAHIAE
Algste] A =23k 1) £ PAE0| AR Fh= |
o] 7]o] Bz Aol L9 T 2A 583t F7H4 HE
ojt},

Aoz HAo] Wi g 4-E Ese SHES o
o] EAIR|RA ANGSH= Alof tigt vlHo] Q& & ik, 18
U ARl Aejsl= i) BAls thE 4= o o= AER
ARt A A8 R 55 F3A 2 ijle] Aejsks RIS AAE
& W 4= Qi) ey i Aot o] A= iR -
o] AAA Wt HAE i E AEA LAAAE =E5]
< olglen SUF do] AE ZAAVE ashd, 3, vl
oA ZRIsEe] AR FF o] 8-E]:= census tract®] -
2,500-8,0007 Ato]9] Q15 E3Fsh= ¥HA, S-2fufet SHE 2
785- B+t 3,600-20,000% Ato]9] Q15 EFFSIAL Qo (<
SRZ, 2019) vlFo) vlg] FjF s 2 IFUEE WYt
I Qi $-EueEte] AATE SHERY 2R Fdglold Al
Al A9 ZAlol Bt 2HEA] 23, T FA Tl
AE & A8 3l $83% BE FUAEE TR gethe
oFdo] qltt, o} o] SHES 9 BAsh= Aol tigt o]
23 Ao Etelal SEe] SNst 48 9% MY
27t heletar wekE

SHE S FHMEE B4R a0 =R F R A
73R 2](2010)2] A= EFFE LY wFH LA 0] A2A] 8
AE w5 oFE 740 v FFS S8 2=y
g A BAE w5 FA) olE 7t 0w FHE FUE
B RS W3t AHAQ BAS AlYHA] (gl & A
of Xt 2%t o2 H(20182)2] A= Sl B3l A
2 2]99] A7]7F A2 Q1T 500 9] MATE SleE HAs}
HAL therE S Bl AAIY FA W A QA F
g ARRIAIe] BAdo] Liwisle] n|A= Feke wetsigitt, o]
E2018b)9] ATE VAR JATFE TSR At
-2yt tiieAle] oot 2ske] §-9-% BA513l ol
g A5 71200 o|Foi R A] Aok LARS} Aol Tt
2 9o] mi$- AR ok, ddoe B8k, 7%
A2 Aol A AR = SAAZEE S3F SAHESME A5
ths SAI7E ot weka] FEAAGR7EE 53 B4 SR
o] FEAIFo| A 9] 219] YrHE B} AeslA whgste] &
S AT 5 S Ao R wdEY,

22 "REAE, X563 M5E (2021)

TS B3l QAT BT I B ejEA e digt
& - FRI, FUFS FHH R Aqtid Tefo|nE
A FHEFO] HESH= 49 T SHE B FFS S-S
e 4= Qi) QA =ojet o) FE| RS FAFEHAG
o] sfagEate] HaE 8 & Bkl FA01ES
ARSI RE, Q1A 9 Wshs s o] #islef 93-S 1|
Hotar & 4= Qlok, o]t F7HA As oA el arej= el
shol] thgt X142 g W EAIBA A g A e ¢
g Fast 7|2AR7 9 4= Qlok, 539, nla 22 =7kE 1)
A FEiA|Abo] WHTHtight) o] 79 o 1 B oEA
o] ¥& 0T HWAE A FUF FEoA Q] TUHIE T3
T AB 0B S BT A AEEA] giglet, Bt opy
2t 1] A Aol B FAFHA Well 1A]8t
o] AeThctelel FaFed HAIg o]2H(20182)2] Aol o
T TEAFRA Qo7 91L& Ao ® P
EFE Ahs SUE Y TS F3f AN
e 2} o] B Bt FHH 0T 3= Aol 243t
o] AR} o] &9 UBlS} 7Fs S AFHe HollA] Fast
ol&4 §o)E Al ¢ Uk, 53], LAMSe] £ o]& F 3
Ul e o] &3t HAste] f-Ejuete] 79 o=le] Hl&-S-
A&H 07 sl YAl =S £837] $J8) Qi thEst
Aol skl o=l WA % 7|ujEs dAto] X4
o] SHEMRI 2], 2016). ©12 Q1ste] 9=}l 53] L=A
= &A1) 9J=9lo] o]F3h= oA dHl ojgAAte] WhAYst
et o=l F7HR QI Al F7te) wiste}l At AR E
2] 59 AH(EEE, 2008; 3T 2, 20115 53, 2016)7F %
o] At FeY AL FA o7 3 219 AA1A s o)
g At SH3] o] Fof 7] ot ofof digk A7t Wasit,
olgjgt =] & vl o & AA%t A7) 7ML vhgat At

O

%

HL: SWE 420 26712 wisle 2704 45248 2
o

H2: QWE 570 287} wishs 26l AJ5|AAA, ol7e}
) 40 Ja] ke =},

. S22
1. AL W S

B 70) 20 BAARE VEA 114004 AFoHe SuE
ot AU Azolh, o] Ao AANM: SUEH, A
A= o SRl AN AdE F HAE A%EAY B
AR e Ad Bl 3, SUEE AF|ET
# ohlEAAS sRise] 2o} A4 Eow weoles)
T gAEY AFIEG oltEstAo) MaE TAUsE 2%



TRI0| ZRIE HEH0 Chet FHROIT B2H5 MEOIEY

aHict. olelofl TAR A1F2A JHE HolH, JrFEHEE
A A dlolEE -85t

£ A7 A 9A Hol= A FUE2E M= 3,487 9
T % oHE AAY7 ATt QAU EYHS F AEA7H e
2 A9t 2,1457) FH-Folch AR W 9li= 2010-2019E 9
dE o R Jict,

2. EMSHE H B

TRk F7HA A3 olEAE EAE] AlsiAl A 2t
Ats #4(Exploratory Spatial Data Analysis; ESDA)Z 44|
gt ESDAQ] AJ2RS: ZRiRisle] 3714 A3 ojEA]o] SAIet
Ao {FostA EASH=A2] o5 Moran’s | A1+& 883}
of EAgE F7HEAYIA Moran's I A== vl 3E2 7141
A9go] duit FAEe] U7 S| Agt Aew -1 7
] 141019 ZE 7HAW, 19]] 7kl 3A A3 oEA 0]
o= 2ugith, &, Moran’s I A5= A9 3 (global)?! 37F
2] A3 oL Bk AR 37 ABEA Y Ak
ol B wdd 4= Qws gk ¥h, FA A (local) 374 A
Z 94 Local Indicators of Spatial Association(LISA)E
ol At Rldste] $HA A3ojE Aol Ueht: A
& Ag Ve 9 4 glo] F7HA Bl o] Vel AR
& mpetsl = 9th(Anselin, 1995). LISAA|S= Y] 7H4] 438
o Yepn 3t QS 7SR w& g TR w2 go) &
Ash= HH(High-High), ¥ gt ¥l W2 gho] EAsh=
LL(Low-Low), 3 gt 9ol W& gho] EA3h= HL(High-
Low), %= 2t 9ol %2 gfo] EAsh= LH(Low-High) %
o] qlct,

ceRiske] JFR QS wAE] flste] FHE ALY S A
sto] F7HA] 20l E TAIRE F9] FoFS Azt g,
S ABEYE AL Y= HolHE YRkl er
A SRt FERpe niae gl diste] d=E
AiE =& 4= AtHjun, 2017). whebA & A-tollAl= 3713
LA BE F AT 219 WskE SRR A L= ¥
ZHX A (spatial lag model)& B-83te] TRWBLe] FFa

B dTte) F&ua wsto|ch Al ARE vl Zo)
T3k 201093 20194 Alo]e] FHEFQ] m'F B¢zt
Zwsts syt ol ZF SHFo] &3 FHAY] BV &
o] W A7 Q&Y o] o QIjt FE71 A& FAIS] 9
stof 2010912 2019\ 0] 2} S Fo] 458 770 FH A wd B
FE7HA o didt $F9 m'Y BAFFE7HE e AdA vjg
< ARG 7 BEES Y, AU, F3E WA, =
W, S, AFHelth AE £0l, 20109 A4 AT+

o

L= o] AeA
Al 80701 T AFSSHAU AEFHA] g2 Ao FjAgit
EZF B2 20108 A FE7HA0] 120%°]3L, 2019 100%
ek s & AESH Zo® sk, R 201049
A Btz 0] 100%014 2019 120%2 F7FsHeha e
o2 S Ao At npA|te g Zk7F A4k 2010
W, 20199 9] A vl&2] Wisle] 215 Folo] HAof &g
33l olE Ao HESIA log(yy,/yy-)°1™ ol y=
F9H jo m™F Bt oHtE o7} tigt FWF i m’G
ofutE ufjulj7}2 o] A 71 o) fi= X3S Qulgitt,

TRl FIFE T SYHEEA 2AAEste] A7 o]
S5 APATEoA L] FFacler uold FEg
ol ARBZAANA 8], RS AR, HIWsLE 4
g B2 A-5(Galster and Mincy 1993; Galster et al. 2003:
Ellen and O'Regan 2008; Rosenthal 2008)°|412+ 7ol Z} sf
dd SYRSE 2 oA Q] 7] gho] HiRiste] ek &
ohal 7Hgste] =19 3, &, 2010919 3k E-8-313ct

Hop Ao FeEgole o YJA|et FE 9 =33k
Lol & F= Hoyt(1933)9] HE|Ho|22 vpgoe FeE
THEE 33T 7Y FFAEE 109 vRke Algfd,
10 o4 =30 nlvke] FHAE =8 30\ o] 4] ke FFE o
2 Ueelon, FHE S FReR ARl F94H
2] 7% 130m’ v|vte] 4% 9 Fg3E 130m’ o2 tiE
FEOo R UNglen, o= 47 W FIFHS JXHS
= 2gaiglt,

theo 2= AL ARl 213t Q148 flo R R
3t o53h= 954 °l&(Rosenthal, 2008)2 HFgo.& s}
AR vl g, 7|2 TA HlE, ARG g, AR
T BlE, 20109 9] mF FHA|- = ofy] A FE7AE v
2 AT, B3 24Q1F0] vl&o] ISl A 9
2 v]xl= ATES(un, 2013; 2016) BFFoE ZA| QI 4
o] gkl Atk E 9=l 0] vlE-E EEHG

Hae7140] 80%0]1, 20190 = FUs}

v. 24z}
1. 71ESA

(Table 1) 71454 #4] Axtolc}, F44212010-2019¢
SHEY m™Y AA FFEzAwsh= -0.0512 2010400
Hlgto] 20190 stetehs 2o eyt WA, FE8elS
ATEY 109 0|3t AlFFE 31%, 201 o4 304 vk
e S8 9] ulgo] 58.6%= YET 309 o4 keF
€2] 8|82 10% W2lE 7]S31aL Qlet,

FHAE FE 9 vl go] & AL AT FEd A4S 915t
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Table 1. Descriptive statistics

Variables Mean SD
lglﬁ;?gt;orhood Relative neighborhood average housing price change -0.051 0.275
Share of new housing (built within 10 years) 0.310 0.232
Share of middle-aged housing (10-30 years)
(reference var.) 0.586 0230
Housing characteristics Share of old housing (built more than 30 years ago) 0.104 0115
Share of small and medium-sized housing (-130m?)
(reference var.) 0.588 0.100
Share of large housing (130m®™) 0112 0.100
Share of college graduate 0.349 0118
Poverty rate 0.055 0.042
Socio-Economic .
characteristics Homeownership rate 0.550 0.151
Share of working age population 0.719 0.048
Relative housing price 100.00 4428
Demographic —
characteristics Share of foreign-born people 0.012 0.021
N 2145
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(Figure 1) 2010-2019'F A= 33759] Bt Fe7FA4}
9] MHA A 43 oEE 9S4 Utk Moran's I #
AgE Tz SARIAL 9121, Moran's 1 AJ4= 0.444%
2010-20191 s}l F7H AF2ojEAdo] A vEht= A
o8 FAE &, sl gt A 1S o, $7H
5024
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Figure 1. Moran scatter plot for neighborhood economic

change
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AR P73 o oEAe THUMPL AN o FHE o
2 AT AR O] AR ulefslA gt v, =A% F7¢
2 A5 oEA HA1E 3t LISAEAS 2elwslollA 3714 A
SolEo] etz A9 A=of veh 744 sl
O] A9 L E ulod 4= ET ji},

A FHA AT EAL pike] 0.05 olatollA] FAIH R
FoulatA vehd A et Amof whdE it (Figure 2) 04
o} o] LISA #4275 A9y HH 433 LL 30| A4
S -0l vIsted 2}z}F 55%, 36%2 LHRF HL 538 2) 739
vl3]| A el ol2fdt HHeF LL $%89) 2 v&S 54
Aoz Fosir A(+)2 W Moran's I 2kt B2|3k= A3t
om QHF =] vt wie} FE7HA o] FHt ASIAY F
gt ahekahs 3 3ol o) EAIE tHA 7 SRINA &
o}, §HA, RRske] F7HA S ojEAef Qlof oRkelolojetal
g 4 9l LHE HL 352 I /1] A%t g 871
Zo| slesiAY, Adsths 3R o2dt R FE0] HHS LL
8ol vj3)] A og vl&o] ¥ A ERF LAWske] 73
3ol Ao] Anghe Uepdct,

(Figure 3)& $3l = A HZ AHAstA A5 R F4lol
A A2 HF e Qrog FRER= AZAlolAl= HH F30]
F2 Uelgal, #2 =5 8l IH} F7)zoA= LL 43
o] £& vehhs AR $AHYY. ol S A&t
- 7719] A% 9] T 7F AXp7E AR 1L 93-S vrepiict,

HRe S A EE AT JARSH FAAlLL A2 %o
A HH 30| vehti, &4 9] Ago)lA LL f3o] veht 4
A7t Moz AR BAEIT, 53] Y, B, dih, A4,

i

Figure 2. LISA cluster map for neighborhood change:
Nationwide

Figure 3. LISA cluster map for neighborhood change: The
Seoul Metropolitan Area

FAb SHE M= F2 HH /39 3ol Uehtar glo] 27
58] S A3 oEA 0] 7k e Ao R A E I,

7= = 2018 BASH R Q1% 2L 7
iz 20179 KTX 764 7HE22 Q18 HH 430] F& U
et 2o g djAE 4= Qlok, FAA] A Helx= AHIA Al
oju} wF | A, FEat 24 iR e] Mtz Qlaf
S ZEe AR 343 5 it e AI=9 HH £% +
3 Aol FARA AL L FF718ES] o]do] Fge wH
AR B 49t

Moran’s [ A5} LISA #4125 &3 A5 2010-20197 2]
RIS A9, FRF R FH ABoE] Ue AL
2 FAEo] 7M1 “SE £ FE7HE Ml 3E A%
OJEE At e AXET AL & 4= Qi

4, Z2IHs AR

QA st glo] A AdEolEAo] EAIFE ©AIE)
G, ojol ZIW3te] FaFagl B4 o]3t F7HA s oE
3 BAIBte o|Foj Aok 2 fofslqict, & AollA= w1t
A F5oEE FAIIAA EYHLTE FEp] VX @
FZ sjofgitt, £ A4 AMgEE FIHAIAE F (spatial lag
model)> F4HE7E FHA S oEAE 71 o Q1IHEH A
59 F5Wol tigh FFE Q) 374 A Kspatial lag) WS
3ol ZF3cY,

AR=g v|as|EH OLS ZHo] ulste] FIHARIR A
Log Likelihood@k -123.575¢14 58.642%2 57}, AIC e
267.1500141 =95.284% Z+4, SCZE Al 323.8590014] -32.9042
Zaaigie), wheba] OLS BeRch F7HARE ] o] o
F A0 veh} B ¢ 2F ndle g3yt

{Table 2)+=2010-2019%1 TH¥3}S] FIIA R O] FA4Z
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Table 2. Spatial model estimates

2010-2019
Variables
B S.E

p 0.412%* 0.019
(constant) 0.045 0141
Share of new housing (built within 10 years) -0.140%* 0.025
Share of old housing (built more than 30 years ago) 0.310%* 0.054
Share of large housing (130m?) 0.101* 0.060
Share of college graduate 0.597%* 0.069
Poverty rate 0.440%* 0.157
Homeownership rate -0.208*** 0.048
Share of working age population -0.120 0.167
Relative housing price -0.0071%** 0.000
Share of foreign-born people -1.080™* 0.278

Log likelihood 58.642
Model fit AlC -95.284

SC -32.904
Spatial dependence (likelihood ratio) 364.434%*

*p<0.01,*p<0.05*p<0.1

o}, WA, FAAA(p)= TAH R foshy F&5
QI RSt o A (+)2] FeS LrehfaL gl o= AAHA
oo FE7Ao] Asdhz A9 AFAAY et A58t
m BRI QIR Fej7tAo| sletsld P2 A2 F87t
A sletehs 37 s ejEAo] EARHE A vepdt,

ZF SYRe] gl izt B4 AT AEAQ W8-S A
H7] A, VIFREE §8 s34 AR 2iks 7P 2 @l
2,72 S 2 os3AA Y EAE fle 2o yEhdt,
SHE £ AA FE7HE Aol 9FE vAle FHal
< WA A EEA Agfgnlgo] W 7S LRzt 1(-)9
FFE A= AR e,

ol= 20104 o] AFA| o] it oftE |7} 7L
o} u] 87} RE3slo] disf v)EF Ale) 7} Lojiga?
o& Q1% FEN7HA 9] sjeto] Yojt AR FAF 4= qlrt E
g =g el ule 2 29 A FEHE Aol A(H)9
FHFS T A0E P, ojefeh =38 vl&e] A(+)9]
%2 Hoover and Vernon(1959)°] #|A3t Aofj5=7|0]2-&
Aoz AR =FE HZo| 2 A HofA A7) ot
7|diet =0.0] F7tR FEEA o] A58y Bl AR di4
& 4= Qi AAIR g S0l kT FE e vl Ro] Frjeks
<89 ZAA gl doldE EA43t(jun, 20135 2021;
Ellen and O'Regan, 2008), 71& 9753 2& 2ol gt &
= ek,

FeHz Hes A4 I3 AT FHFE
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ulajA] g Feo] BEE Ladsel B(+)Y ¥ vlAl=
Ao R ettt o] i3 E4o] vl 8o £&45 7H S i
4 e T4 ol AlFol FlE B ohyzEh e 4 9L
= AgHLA o] go] RIS EHELR FA7E 2] Heldol &
obA sl FAAR WIS v|A = 2w A 4= ot

AR BAA Rl A= tigt FUAL vl&o] Aol B(+)
9] FE& mAE AR A EHY, o= wdpEo] ok
£ =19 A 71R)9f Aof FAA Q1 FE vtk 7189
AFATel A& o] ghfal & 4 gUtk(Clark and Blue,
2004; Clapp et al., 2008).

7|28 AL Bl sl A4 FFE vAlE A
o2 eyt o= 20109 o]F FAR o] HoFsta FAH
oFAIS2] vl&o] AA LR A Uehs 93 A QojA]
3] o|2o)Z wAAA, nhETRE7], FATRNA AR TR
QIgt Ayt st

A7 GBS F(-)2] S nlAE Aoz BAEH, o
E3F n)of| o] ARt Ao Aol xjo|F Hol=t| o]
g FE7HA o] 43| st ANL/AAE A G A
o8 ZA7HER-&o] @] el Ao sjAE 4 qlet, A4t
U TAHCR foulgt FFE v|XA] et -1 Al
o] A 7148 ()9 FEFE A= AR Yehy 874
o] iAo e A Aol A 52] of o] U= AS YEhdct

RO 8 9=l Bl &S Rl FAARI FFE A
€ Al AEY, ol 1 slAuy Fo 44e1F



o2lo| AN Halo gt Seeein S7HH 4S5oFY

7P FErHA e sl ] & 5 ) A4
Ql Y2 7ML 2ok 71 ATFE9 ZHE AATHEllen
and O'Regan, 2008; Rosenthal, 2008; Jun, 2013; Accet-
turo et al., 2014).

ol oA AT, “FHE FE FEHH Mok 5
g, ARREANA, Qteka] B4 ofsf g et e 2 4
To] 7Hd 2% ANHA 0 2 2|2 E = A L2 yEhgth

V.EZE

< RS G HO] FEAOR o|FojR= kAlF7E
o] 7162 o9l ofyg} 7t AAkARAL, FAAAES A
A}, 7| ZA AR GA ] A A Al D AlggEet 22 8F
o] dojub= ml- Fagt Fridgjole}, w3t 71 ofy 3
& ZYPBHE EAASHE opet o2 RAIE EHshs T
A7) stk d7A] wteldt 4= QU sk vl g- et 30T
Holct, olgjgt Fagoe B tatal gh=e] kAl W FEAY
T} @RSt LA} AHe 3] o)A A et & A
T AellA] PR AR} o] &S gharell Agske] W
oke] Jgalat FHA A3 olEE AT JFUE oA
2010-2019412) B+ Fe714 ¥iskE F3f A8t Aol
A €]2)7} it

F8 BAATE o5 2 3, S9E a2y F9H
Wsk= T 0 & A3 olEA o, 2010-20199 2] Q1 SHF
o] FE7tA W3l= g 395 FE7HA Wl A(+)2] @
FE s AR eyt 53], £l AQoAE SHE
0] FH7H Adhs HHAGE F2 AZl AIske W
A FE7HAo] slgshs HHAHS T2 AR A fiAjsle]
Tl Woll At A&t 4RAA Y 2F A7 HolA] AL 93-S 5}
oF%h 4= Uit} ol 2t FAA Hol F= WellA e ]
o 7t ARE A 7S B3l Ao R EAsIgivE d
71 9)ej7} Qi

A, 219 ZAA Hske FEaQl, ARRAAA a9, Q-
&4 aQlof| oafiA] FEA R FFS W= A oR FAESI,
53], S2luztolA= =2l I+e] F77E e ZAAA s
o R34 Y& v|HE AAY o2 2AZ AF7 HEE 7
QFeh uf & A= FF AE7EsT RIS E =317 913
Uol7tof 3 kg AAJgtctar g 4= Qlet,

HAZATE EYE & Atolis ohaat 2 YA AA
= AAR, A, LA 3 e 7HAAL Q)
ong A 9 A QAT A Qo] S A alejstoiof
g}, 53], A= AFUEE 249317171 913 =8 §lo],
EAAQ] =R FRAG A ABAPSE AlgH
AYA] &3z vepg 4= ol E3, SRt 24 AT

Al vt F7H o] Rl et a2 el mAA A 9l
we| o) W& AN Bado] lrt. 53], A&A| A3t Ee
AR Ao A FE71A0] sfsh= FHE] HRlo] P4
U= AAste] PR AE LA BUHBS F8lo §
AR S 2R FAshe Al tiEl FFacle stepsial
AR & & 4 e dju|steiof g,

o|@jof] st Ttk 3ol AojAl FERL, ALR)AIA
29, draclel izt a2zt Wash, AgtaEo] gigos
AAEAL shefehe 2319 A o] BAH R iy
= 20 obdE AISfof Jhet, ERE Y B4 FEo] &3 4]
Qollal= 1] AAA Aol ofEtE 4+ Ao EI WS
o] 352 A HolA 9] AAA AF5o]l Yo R o]t Al
& SR Zo] Idsel 2ol 2 4 Qlrk vhd AppEG
&0] 32 A of|A] L310] AN Aol HEA] aetE= Ao)
opuR ofof tigh o7} Wasitt, vpx|wo R, =9l Hl&
o] BAA avte] 73-9- thizsh ARglof AUt s-2uetolAl ke
2 9919 F=AA| S gt 65 ARt d=vt asith= A
& AR,

B A e A R SEAR] LofollA] 7)E] S8
A7h H2) e IRstel] FESto] 7l FAA HekE
ST oY FHH wgkE F9 04 BTN 9%
Q& AR Atehs |l 2 ot Al olERt ojejele &
FBIAL 2 s TR 5 3ol Bl A7 RIRIE] dofub=
ofitE AAMZIEE 7ML TRSE EA4ste] oftEr} i
o] = FAtoE Aol it St 2A4o] AAISHA] ZFrh=
FHAZE it

& Atoflals ol2fRt AAIEE ateisto] nlojutE eyt
HloptE Feo] ol 2|7t e uHT Wart Aok, EJd
AF=7HE9] 739 ZAMste] glof AlFe] 9¥Fol =L
o, AF/R=0] o] whet Zaiaste] ko] il 9l
© AL ste] AA| =qle] oid o|Fle] 3 F 54
it A3} 11 549 Alo)7t Zdriste]| ofHt FFE vlA=
Ao dfste] 4% Bart A

f

. HIOIEZ} 7HKl= S22 M5 olE4S SHete] 2] AelMdS =07
st e 247t Z7H 2 Tispatial lag) Pt B2 %t
(spatial error) S 20| Z8t6h= SZAIRIZ Lspatial lag model)zt
S2text2 ) (spatial eor model)0| UCHO SN - xS, 2011). & @17
Olxle & 2Elo] MEYS TESk= LvHag, LM—enor 40| 25 {2
0|3HA 2A1=IQIC} Lagrange Muliplier 240] 25 fo0|E mf Cri2o2
A2 MmEE 7|21 Robust LM Zi0IlA SZIARI2 0| 469742
SURX=Y 350120t = LIEfEesz & ¢i70ki= SZAIAIR
AS At

Z2. KBS A, 48 0|2 B+ XY OHIHET} 80% 014, 20185.30,

A
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