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Exploring the Relationship between Property Ownership and Urban
Transformation in Gentritying Neighborhood

: The Case of Seongsu-dong

ﬁggﬁiff.‘e i OIEE'EI'“* i Oligiait‘f})
Choi, Ellie S. - Lee, Boram - Lee, Soyoung

Abstract

This study examines the relationship between real estate ownership structures and urban physical transformations
in Seongsu-dong, Seoul, with a focus on gentrification and super-gentrification processes. By analyzing ownership data,
land use patterns, and building permits, the research identifies distinct roles played by various ownership types. Corporate
entities were the primary drivers of large-scale, high-density developments, leveraging their capital and resources, while
individuals and shared owners contributed primarily to smaller, incremental changes. Although Seongsu-dong presents
a distinct context with its quasi-industrial zoning and urbanization history, the mechanisms of urban transformation
observed in this study reflect broader conditions commonly found in dense urban cores under redevelopment pressure. By
tracing how ownership motives and capacities shape urban land use change, this study underscores the need for planning
frameworks that place ownership at the center of analysis, and for policy tools that can guide capital-driven redevelopment

toward socially balanced and context-sensitive outcomes.
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AEHA o) A AAHR WK EAMS S
E&S] gont, I A FARA 2fE 9 274719 oAHE
A Y2 Aoz FEUA Ryt AMGAEQ FEate] &
ol dizt 35 Y B 53] AlgEloln afAte] o
ol thgh =0= A1) H3of BAH 254 BRofA 27
= 397t tiiiolu, A%l REit afxo] B BAL
FE A2 R ofgFoR Q8] BUsHA APE A Rk ¢
A& A¥gehDixon, 2009; Orr et al,, 2023), £3] FjoA]
AE A o)d WEA| ] 3} FFE o 71 e
AZ AR, AR, R Foll R A2 BAZ Aol
FE3fgtrHel213] 2022; 73, 2024). olof] Ex|o]§ ®iz}o|
Tl FAZA NG9 ol UAT Wl ek afAe] A%
I} JgE o] Wojef wt ol AxF AAolek

AR AR oA FARA =4A ARUES
Tgslal £9% WgkE FURHZukin et al., 2015), FA1%
o2z /i 9 AN 59 F4, A& F2} A7) T& A%
€ FARA 2A] 870 AHA 9FE 1A BEA &84
= 2 A9 2 oA B84 AT 8- A AE Y
Al AAAZIH, o] IgolA Fd=e oF AT} AY A
T FUsH Aok, B T PSS FHOR e BA &
71 AFE A9 B84 7HE0] 343) A5, A9 74
ol wistgko 2, A 2] AHE]A - A o] ZEHez W
BRI}, R 28 TleHo2E 3 T AR
AHRES AFsly, BujFoa Aol fruel e, ¥4
& 53 E=AE WA Dixon, 2009)= HoA, £F-dA4
7} Fdhe AR} AU Zof gt o] Wast,

B g7 274 AT 23 400 wet =AIFT] ofgA
AHE=AE BASIAL, A% §=07 - AT 22 2419
£2]3 Wsi2 R2EE 242 Ao FEIT =AY £
A gk A S8 A% FAT AW AMET okt AT
Txo] W} 4] A § Al 23A A, FAE L 9
dE FEL 22 BAA Shoe T 9T vA= 2o
2 28Rt B REAE S 2R oarEH Tl
=232 EARPEE WIAIth: WAl oA Y
5% 4 e Aolu, 2849 oo wet =R iRt 9
Fejof] AA|2 f-ofuldt 2po|7t EAsh=A, Adoldt o=F Ad
277 Aol FAA o oEgt ] E2A WIS FUst
A8 R A7 BA gk B 287 8 ey
oloj 2] 219 9] 3o Wt Lol ZAQ TS vlA|,
o) A8k A2 A9 Hgte] fAHUZSE olsfsh bl #HZ
o|tHEngels, 1999: Fawaz et al., 2018).

olof & A= thael Al 7HA AAE 7K A, &fd
S FA ) whE B5ARe] B4 U S8 BN PAS AT

& 5o ARG ¥, 207 D FIANL 1 BHS BRY

114 "==A=, Me0 Mi3= (2025)

o EA4, 33 202 AR wA)9] Ee]F W7t UE
e AT A1 S ASH R BARI AR, o#E 24 4
I v R AfAMe FY7t AEm Ao Lot HeF
o o]A= FFE =95k, 1 o|EF FoE =&

A7 FH HARE o X HEe) =A9) S84 wig)
o] A AFALE AFIol APt AFe2A 45 o
e oz gt AeEe v S ER3(HEAAE - oldd
2016; ALE- A4, 2024)0014] E53 ME A o] @]
=05 v} 9lowm, 20164 A= Hz2 HEe|HFA o) ¥ =
g A= 5 A=FQ digol oA &2 AEe] g
Aol Yo}, 7]& A7} TH3f & ‘AfAe] HS3] At
A7'3 223 Asle JHEAE S £A12) o)A Aldst
A AEEeEN, AEZuHA ol FES| FNA AFS A4
ShaL EAA|E AR AFA AAES AFE = US AR 7]
e},

Il. 0|2 H M:AF 13t
1. BE2|u|#|olMat FEHIEL|T|AH|0fM

1) MIEz|m|AH0}M

A E 2|7 o) H(gentrification)} Glass(1964)7F |22 AME-
g AGLR, A= AN FA4(gentry)©] =54 AFY] F
Aol FAEEA FARAFO] ET]F oz HAEIL, 7]E =
A Aol Yev= B4 AWs7] Y18t A =i, o]+
WA A7t AE2H 02 APE™ Hamnett(1991)= 45
o] lF 2t AFel AFA R FY(invasion) 0.2 FHABIOH,
Davison and Lees(2005)= A}2o] 2|EA}2 ¢laf FA gHAat
LA Zo] AAEL 345 T fooR s Aas A
o] W= Ao A5t} T oldoAs AEDY
Aol oA 71E AY FHE0| Y= Aot A F
7t o2 3f ¥ ol 3T A Hof| AFH = glA H= B
Axsl0, ol TA WiEdolthe RHOE &= AS ¥
Zsial Qlek, ol AEuA ol Ae] Rakgo] FHE Fof, 1
1go] 744 2= R A Ql S-S o 523 -gofoldt,

AEeHAo] A FAY Yo dial] Smith(1979)2] F53 &4
7} Ley(1986)2] =27 ZHE F422 B2 A7 AP}
A1AY-AE9F, 2014). Smith(1979)= A E] |7 o] & Az}
4, & FaA) Y8 FrEe YR Huo fARolE
(rent-gap theory)& 53] & £4] 7F]e A2 B4 7F2)(o]:
ddiE ¢ 5 7Y 9| 7H4) 749 A7t BA] &5, /IR
Y FAE AU 451900t BHE Ley(1986)= AEZ]T]
AlojAo] Tdt ZAANA Q¥ ohe} £33, AL5]3] sl
Ofgt a7} S A WAYFICHIL Bokeh, Ley(1986): A2 B4t



HE2|TFH 01 WHX([HO| BSL ARE E2|X EAIHt0] ZAof Bt A+

S0 ARA FARFEC] 249 £33 Q=a e, 7 BE
£71312} 8, o] 59| =27 YT A% 9] g 218} 5
G 299 A 7 E el = dE AR

o Fxo] W3} Akl F20] AW, FFO LA A FH,
Qlzate] 4 F oeket AE 3 AEL A ol & F45t
= 8208 ZGF & 3ol o A+E 3l A= ok
(Lees et al., 2008). Smith and Williams(2007)= 53| AEz]
wAlo| o] WetA 2|3 ohoidn BAE 7dEste HEL
wAo| L ] FENRE WA 7= 0] ofy | 23]8] o
7R, 39, 4] 2u| A0 A Fol 7 aljE|ojof o] F &
23] o]afi& 4= el AAEISTE. Lees(2000)i= HE2]m]#o]
AL oofst YA 7 AT ARG oz A AYE|ojof sl oAt
A9 A[RE H2) - A 23 W] £4S EYE Ak
4] F4 o2& TS Aol WadE FAsH, ol
75 T, AEL YAl F5 = +8 SHET o}
yzh, A2 42, ABA, FAA aQlo] AoagataA T
Aot B FAL R FjAE,

AEZ LAl B EA-2 2719 FYA 7lgeolA &dst
o, 2 W S BHshs WEe R SAsial Qi
20003 t] o] %-<] AMEC| Aol B =0l= T AH, F
ZH] W fjoll A o]Foix|aL glom, AE]ujA o] He FHe} o
Aol wet I8 = A AEuA A, AV AE] 5 Ho]
A, rHAEZ Ao, A4 AELAolA, WF AEu|H
old, 2= HAE|uA oA} Lol thefpt Uy} oA, TH
Aol 27L& & NdE°] T8I Lees et al., 2008; 4174
- 7179, 2014), AET Ao F/Fe] HAHQ ¥} P
AAMNAR B2 BA AF+23 BF w2t Al G4 EE
(waves)2 Lo A3t Hackworth and Smith(2001)= ©|
Z 1990t) o] Al "R A7)0 A @S] F7HA 2, o4
2 AR F=A 34, 371 AYe] 71 5ol EHFL
2 yepdoia A9 3ck 53] o] Al7]olz oA dA9} H|ast
o ZAA aQlo] #3123 alurt A|sH, T4} 27t #HA|
Al tj7] ¢ Aol v Eol f- R s =43l

tzk2 e AF 2 53] =4 FHAGES AELHHA ol
o 7% HHF R kEAHY. d¥HHoR EHARYLS GA)
oz g8f A A YEHAE A3 T4 AR FA% 30
3, ofd UAA - U5 EAL o|F o £33 A9
Mool A3 EAARYE ¥ w2 olgEES AYA Ho
(Curran, 2007; Martin and Grodach, 2023), & o|2{$F &3}
2 Qo MAQ G| 7|4 ARS oA AL AgkE FE=
Ueht, 2550 il {4l o Reih 7Y o]
2 3Z 45018 (off-shoring) 2t Z-2 AH4A At2stEct o 738
g AEZuAold agler Agshz ALw FHFHHCur-
ran, 2007; Yoon and Currid-Halkett, 2015), $FHo & Z=2

4 EAlA 24 FUA G Y AE A o2 AL Al
Ao A7t ofyzl FFZA Q] Ago 93 H3tEr|E Fio
(Curran and Hanson, 2005),

olF T WEuA o] v ¥R 4, ol WA &4
(Aalbers, 2019a; Aalbers, 2019b)of] T3t =2] F35} Al E o] u]#)
ol giol Faitel 283t = YA AIZIE +
w31l Qict, o] gAlo| A SR FA EA0 ZHdt 7t
Z7151H, AEZ|HA oY RAA gl H ol :=FAZl
=3 A] ¢kl $4HS7HA| 2B 2 Ao R oS35t

2) +EHMEZ|T|AH 0™

oA AEZHA oA =0l7} ol wet 21417] Z=A9]
A ez A= FEY] AEe]uAo]d oz i Eey]
Alo]4 7l o] tjFE9tHLees, 2003; Rofe, 2004; Butler and
Lees, 2006; Halasz; 2023), $4] A% WE A old AT
+ AFH R BR3 45l o BrHastE =4Re =
AL 9o ghth 2y 1990908 AA| 533 AA1E FF
AL gApo| gHEE M2g AEDHA o] do] S
Lees(2003)2] Aol A 22 5ATH 8012 ‘rHAER|HH| o]
A2 oA F ofu] AMEL]HHA o] o] ZaPE|o] MYPL il ¢l
= HE RS Aol EX T vijelFo]al a1rfe] FAR| =
HulE sk IS A Asks g o= ARRE QI

o] @itel FAQl frEAE2uto]o](super-gentrifier)= 7]
&9 AEz|ujoloje} I 3§ 4199 AR BAAFRE v
gt HE B G35= Fcto]tHLees, 2003; Rofe, 2004; Butler
and Lees, 2006). Butler and Lees(2006)= F7# A Ee]u}o]of
= FA 28 7Y HYL F4 BATERE RE SAS S 8HE
Z|(finacifier)¥ 145 HEZ 02, iR glo] A FFo
E2RAE AST IS 2 AR E Rt AlSolgar 4
B3k, =3t AEuto]o)= %2 WEH]ocal context)o]]
o gizksl AE mFAo]Ho] oju] WA X]%9] 2]immo]4
(renovation)©] 7Fs%t B554 izt F55 2| 9E A=s)
o, AMA o] At AEZ]wAH o]0l ThEo] £ AFS]A A2
7|5ke] F7HA - Z3HA Qlxets o AEE AASIGI o5 E
g o] gt 247 sense of belonging)e 7FA|3L 9le.H,
S APSlA] AHEE BRHEATY AH|SEA|TE A FRlEa 4
TAEE A9 3HA gal AAAQ 3k Bush= TS vEt
Wik, Aoz o|Fo] "M (select) St A F2 22Y S84
& 4] Z20]&(super-profit)°] FUH ATt} PR3t

Halasz(2023)= Yopt FHAIE| gAo] AL T7|&u3-H
ERE BAE B8 ol 2, =A BFe ASH A7 A A
gl D AlA| S, el FAAY} /EgRe] A5A Ade T
3 B FAEcaL AABH o]#d =2l AEL Aol
o] T3] Y& 2}(rent gap)?] X7} ozt 2 FE
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7] 42 (global residential imaginary)2t HAE &
9] Ydis=2] A& kgo| Ags| = ks 23 HEL] T
Aol = FABIE (Sigler and Wachsmuth, 2020).
Halasz(2023) 7% EFEUE Qo2 3 dFoA AES
Aol oA FHAELHAo|Hoz Hetes AR F1HE
&AL HP e Y-S ] FREA gon, £ A oA F
AlAolal E9HA ¢l I o & Yehd 4= 9U3-& 7FE33, Yot
7}, ol gt £ gAY U FA- AL - FF L T A
F23E 25, AAH Qo 53] £33, A4RH AFst
= AR ] = R e

FHAED gA o] Hof B =0= 54 A9 AELuH o]
Aol ‘gtz 'drk= 7idel oEE Al718HKnieriem, 2022). A
EgjujAlo]do] gad AXY Hol= A HofA HEZ| g o]
of thA] TAIF = glow, AMEZnAoldS B3R 2 A
ol A= AR 4= Qlth= Ao]ctHLees, 2003). Morris(2019)=
T3 A=Y EAR]YY YHAZRIES] 4657] F3FH UF
A1) o|F-& wHAED YA ol AuA|o] EA5t=, U
HAFIES WEal Q) Ak A ED HA o) o] 7]&
AE| o] 45} HA] 932 AejofA] dold 5= 23S HAF
ct 71E 2#E FEFY FEAY F A5} Adslar £3)
B2 F7, dA, AgAEE NS, w8 BRE 30
24 9] vh22| Ay YHAZQIES] Fufz} g 2
H-5-3(super wealthy)" 2.2 el

olE3t Y-8-& S8l B, frHAEL gAol AL T
EgujAo] 9] §HEo] o}, AdiFom o w2
gt gt /i Mg 2hE PAE] f-dE | =
A7lE IS Yuigit, ol= HAEH A0l =209 4
o] 7|& ME| A o] 4o FFEikz, AIXt 550 wE W3t
9] At A o] AR Age] vk & 7t wet
A AR FA7) ek 553 T2 2o AELgHA ol
o] A7 2g& olafish= ol WA o}, Tk, oFF =fjollA
< THAE g Ao Ao gt A AAY HF A7t RET A
2og B FA< Wl SA4u U 27E& AH57] H8iA
+ 7l&0] Basicial wasigict, ofefg £44 deof wet
£ ATE Lees(2003)7} ARG 27] HEE EYE GHAE
yAo)| AL 7]&28 AE HA oMol AJ7tef wha} ot &2
9] 3& Bl Aslehs FACE fAEtarA} gk, o]jh W
oA, 44 =2 AEL A o)do] oju] AL 1 A
FAol T3] =98 A9 24 didez Aaat Jd

2=

L3

M

&

&
=]
:

=
=

2, RSt AR EAIHS}

Uzte] AFE Af-Eproperty) 249 HFAR Eal3 37t
oA Yoprt B8 F22A AELuAO|AE Fuf = A

116 "==A=, Me0 Mi3= (2025)

ohal Hokth, ol A R34 83 2Y(EEAY) 7
A, A F4Y 7HA]E71eE 22 WAUSe| AEL] HA o)A}
olwgh IAE AR o FEFc), 53] Blomley(1997)= #
BARE T3] A A Aibo] oh 2} WA - LSl A A o] YIEY
Az Aostglen, MEuAo]de £4 He| o]¢of 5
TAIE ¥gshs 2Hgoletal AWsteidt. s Akl iy
o} Wi A] The-ERE- O|AEAJO| 29 Ao A A Ex|o]
HWalolut W - A 27 @A) AELHAolAd Aol FIF
& UL FA5 0, weki] AEZuA0]HE AL o
29 z]2] 3 270 we} 27 Yehd-g 228t

A Ao BEAt AR 29 - Al Sofx AE A
ol #E Astarat 3h= AT EA3tE, Engels(1999)=
3F ANEY 29 A9 AELHHAo)do] FAikgH} AT1Zo
F8 ol 94 Japel, BA e, 71E FHe F8 “Zolet
7|(upgraders)” <=8 5 THFRE FA| 2] BgAal A o ol3)
PAEE AN Fawaz et al.(2018)2] AtoljA= THs}
E3 RAEo] 2 aF F27F Ao AELuAoldE
SHsllchal AAeHnt. s A bk vlo|RES did
o2 vl TRk AELE o|FojA= ¥A LAY &
A3, FEAe] SRALECEA 9] Q1A oFf A B0l EHE
o2 AEuAo|AE FUtaL Helon] 53] REAl ol
25o] o3t £7]4 o] u|x)= Fo TG, o]
A5 AED gA o o] Fgit Afreh Bl W4l o3 ¢
e o webA X0 A - A =2 detof ofgt WU At
27 78S AARI,

EZ| Afdodle AM(use)T FAHinvestment)2] FAF 7]
371 FES7] digoll, EX &f FA= bkt 5718 7HaL
Al Fod 4= ok, BEAF 4f- F719F Ak zjolof uleh
A A, BR713E Ao A 7H R FolA Aoldt 3
7 53HA o2 vehd 4= Qo). theeo] AP AollA= B4k
2 FAE &) U718, -3 TY ol Ve
B GRS | Hoks, REA AR REE - RE 75 §4
& esto] gofst B30 uet o ERshal Ut
(Massey and Catalano, 1978; Keogh, 1994; D'Arcy and
Keogh, 1997: Orr et al., 2023). WehA] A5 2A0flA= o]
g Aol BHAE = YEF 4F FAY S v Pugt
T |

HA, 20210 2471 o8- dEjof] v|A]= Gl e ERE
A A7Fdf*Howner-occupier)2t 2| 215 (absentee landlord)
£ £ & Ao AH AR skl 2 AFSAY ARESE
= 54 A2, &84, HY4E FAIBHAIEL RARFE 3
A AFIR] B7] wi2ell 7+ w7} o] 5ol fjEHE <=Hlef| gl
T2 2o|7} 4§t Rose and Harris(2021)2] $tefjAE=
217F -2 7B fAIEE o AS2Q) ¥hE AR fAR



HE2|TFH 01 WHX([HO| BSL ARE E2|X EAIHt0] ZAof Bt A+

2] 9@ F2} felo] Wil 53] Yo BE4te] iA) ddiele] A
A dddEg fA#E 77 RordE 45U
Elorza(2007)9] gkl RAA|F= Ao Aslof] A FA}sHA] ¢
L ofuke FE38 Aeo] A8kl X515t E3F Gao et
al. (2020} H|AF AfAe] 9 ufg] ¥lF FIPF £ B8
vehfl= A#2 B8E 5 U3 AXEIEey, olgt uig
F77F AERA H522 olojA= HARE AFFeR BA%
Gt =e] AR, FEAAYE oA vehts FARIFEY
WA 7 o] AELu Aol S 7IE38laL vk A
EZE 2|2 5 9ItHLee, 2017).

afRo) w2t o &9 o8] ¥ FFA AR B
5= FE Y] 35 272 7T ¢ Aok YR s of
= &7-49 A FA7) shE, AR Tgo] TdsiE o
Ex]9] ool A& o] AiF e Tt b, FEaG
A= A2 OE ol EAIE 7H o= Qo] A Y] B0 F
7¥staL, 4o 'A% 7hs o] ekl & 4= Qitk, 71E A4S
2 FFA) BE s B9 B9 8o A71AY vl ag
A& 2HstAY, AAFQ A Sieof FFE v)FIckal stk
(9 19, 2005; Hastings et al., 2006). THH, @] 5
b Ao A = AR HES} 5718 58 B9l A2 &/
£F yolsty] ofgE 2 7|BFEAAEC] 71E AY o4
9] S 1A Fo=H B tfFA o)l EHAQ] Feo] &5
F27} F7F8kAL 9l2-& AAEHHFields and Uffer, 2014),

HR717e] webA= A7) afAe @] 4742 ERE &
qick, BgAke] BG7)7ke 2 3|A & (turnover rate)2 2Ju|s}
o, Z} FXpRpe] F2} AJgke]| ulel 8k HE 422)o] th27]
opAo|tHDevaney and Scofield, 2020). Goodman et
al, (2023} v|= A=W FEXAE A7) BRA ©7] BRAE
TSR, 2F JOF W] Wb £R4A), 2% 7|38 FAA, A9 7
W Fxz; Fo2 RSt Fap At BT A9 EE2E
Blwgt A} 7] BhAbs Al doiaee) e ek Wi
@7] BAARs A 7H] g S8 wE o2 SR 2 vk
FollA o7} QSE AFH o= HIsiqi),

FHH S67130 B AL-EAL G Hi e AR S AE TR R
A2 F8 B4R 9] At AlolA Fag FoAtE 11 9%
22 3ji3}ar QIcHDixon, 2009). YRS 53 HIFEEAE
T Ao AEE UF I MU a0 R4 265
Y SAHLLC)RE chofst A A1 AA £ Ei=
3 79 BEAhE &7% HEASAHAIEH(REITs) & 3t
Jackson (2006} Aftf 2 o2 zjF2o] 2 7|¢e] HEA FAl=
T4 AUA A EEof F Y vlA)7] gze] ol F-AE]
AT A=A AA e gaAde £ v =R
Lawson et al (2022)2 7|3 &80 = =0 22 gS njgtog
4% FAAL] vlsf| A4S AT o2 B 4= Jlo] EHAY

39 A& FA8k= dloll o felgitta Boit), §3), 45 E
£ gfold 3ol A oS RESRE = 9lo] HI S A &
37} Ackal A AEFETHGoodman et al., 2023).

ole} go] 23t KL A7|F, FE4r AMH-EARRE 22
718 FAR = AR & vlg oz 8 djg fQlo] golsf7l o]
T O AAE oA £oi4E I ol5d RE4at
& &t S8 AHEOE QAo BN BEite] A RA o8-S
B £ S3tE Fehs AFE WA "rHGoodchild
and Munton, 1985), Haila(1988)= 7|% 412 23] o3 2
Aol FAERA a4t AE Bzt 2 olsfEA A
o2 FAskL, ¢ SUSE SRE sk "A4H Het ¢l
272 G FH A o Rjol| Al Bt AL A 429 Wik 429
o] LAIE|E H54ke] AE3Hcommodification)E A ZTH
3l AYsiglct, yolrh RIA-RIEAL AU E-EA 34
(SPC) 5 B3 el 122 3f EFY &4 271 Y=
A} AAL AAs B BA 5X D 2F A7) § dd A ol
A A AR A Fjulz ofojZck= FHE AAH s ot
(Hangen and O'Brien, 2025).

o|H Y FgAt &fAF §4-2 T AHE et 5719 Zpolof 9L
ojA] 214 Aol et FFE vAE Aoz ERIEHY, =
o3 8739 w2 FHNE, AS, 887 T F44 3
HE ohzl EAIY B9 W ¥Il F& B3 vEldt
Mendelsohn(1977) FEMFE 4348 80| 2579 &
5, 9%, 9F -9t dA7 93-S IAskith. Mont-
gomery(1992)2} Baker and Kaul(2002)2] @to X Z=e7)
F 4R Qo] 27 &5, 9%, HA4Y 8 St dsE
Argshe, FEATF FAE AsliMe 254 BAA F719 A
A o7& olaF B arv) A& AAstATt. vlgh HetofA
Sari(2014)= &9 Aol ¥l AF7|Zte| HoH, 9 7}
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Figure 1. Case study area

Table 1. Overview of the case study area

Item Description

No. of parcels 1,024

Parcel size Mean 450.2 m?*/ Min. 1.0 m>~Max_ 12,6725 m*
Parcel type Area (m?) Count Percentage
Build 2627769 850 57.00
Factory 1931457 164 41.90
Misc. 2,7334 4 0.69
Warehouse 14120 1 031
Religious 600.0 1 013
Parking 304.0 g 007
Railway 300 1 0.01
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Table 2. Classifying landowners

Abbr. Owner types Description
IND  Individual Natural person as a legal individual
SHR  Shared Multiple owners of one or many owner

types
Corporations under the Commercial Law

CRP  Corporation

Banks, asset management companies,
Special purpose entities such as SPCs
and PFVs

Financial

FIN Institution

Non-profit organizations such as
churches and clans, and non-profit
corporations such as foundations and
associations

NPR  Non-profit

State, local governments, and other

FAB) bl public institutions
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Table 3. Classification of landowner types

Feature Classification Description

Length O.f Holding period, in number of days
ownership
: Located within Seongsu-1ga &
Location Local -2ga administrative areas
of owner
Absentee Located elsewhere
Purchase Financial transactions
Division Subdivision of parcel by co-
owners, per share or location
Transfer between associated
Acquisition Transfer gﬂ::s;]njé ;?rough inheritance, gift,
type
. Creditor's legal disposition of the
Auction debtor's property
oige, BB,
acquisition P : 50, d

expropriation or court order
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Table 5. Land ownership by owner type from initial registration
date up to Dec 31, 2023

Ownership as of Dec. 31, 2023

Owner Cumulative
o, ARHO 2L BEXo AEY 4fHo| § A= Aol types counts Parcel counts Land area (m?)
AHOITHE B, 2004). & BAeIME BA 571%62=71  IND 1312 425 (4150%) 99411 (22.62%)
Hrog gt AE S4E Ak BA £dE 24 92 AL gR 555 375 (36.62%) 168321 (38.31%)
e, AR A5 &7 % MY Y9l EXeL S A cpp 318 198 (19.34%) 152,185 (34.64%)
HER Rt afdolshs £18 s AT & AN 13 10 (0.98%) 17,486 (3.98%)
“BA 2f-d"2 WA ouie] He] A% IHE THv, s NPR 14 11 (1.07%) 1,831 (0.42%)
Ab 2f-1"E AAAQ 2 HE AR GO =A] ERollA PUB 16 5 (0.49%) 161 (0.04%)
T §lo] EEE, B FUTH A 9E AR Total 2228 1,024 439,395
Table 4. Details of public registries and final datasets used
Dataset 1 Dataset 2 Dataset 3
Public registry Property title registry Building permits Building registry
Issuing authority ~ Supreme Court of Korea MOLIT MOoUT

Type and address of registrant
cause, purpose and date of
registration

Main features

status

Application type (notification/
approval), permit date, gross floor
area, building use, construction

Year, registry type, site area, building
area, gross floor area, building
coverage ratio, floor area ratio, no. of
floors, main & other uses

Years 1990~2023

2000~2023

2014~2023

2,228 cases of ownership
transfer registration over a total
of 1,024 parcels of land, dating
from 192884

Processed data

928 building permits on 509 parcels
of land (212 new constructions,
230 extensions and major repairs,
486 changes in use)

Building registers for 966 building
sites (As of Dec. 2023, 49
comprehensive summary sections,
82 strata summary sections,

799 general building registers)

MOLIT: Ministry of Land, Infrastructure and Transport
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Figure 2. Changes in landownership per owner types 1990~
2023, in cumulative sum of parcel count (top) and
area (bottom)
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Table 6. Average hold period per owner type

Owner No. Hold period (days)

Types  Obs.  Mean  Std.Dev.  25% 75%
IND 887 7295 4978 3220 11,187
SHR 180 5537 4698 1329 9163
CRP 120 4960 5773 798 6280
FIN 3 1,190 547 954 1490
NPR 3 5033 3613 3990 7,119
PUB 1 11573 6169 6848 14501

Note. The hold periods of final owner of each parcel are excluded as the
ownership is not completed.
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Figure 3. Changes in absentee ownership ratio by owner type,

1990~2023
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SHR, CRP, All, from top to bottom
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[Phases of Gentrification in Seongsu-dong] reconstructed by the authors with reference to Kim and Lee (2016)
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Table 7. Building permits by owner type, 2000~2023

NCN & RCN e
Ownertype ~ OWnership  Permit GFA (m?) REN  OU
Count : Count
Mean Std. Dev. Min Max Cum. Sum
All 2,124 928 212 55235 1,170,984.3 230 4186
Local 1,063 369 77 2,76b6.8 59977 422 30,1060 2129673 67 225
Absentee 1,071 569 135 7,096.4 20,8044 126 2180931 958,017.0 163 261
IND 1249 392 107 21883 6,242.0 125 456517 2341468 106 179
Local 662 141 41 647.3 669.7 122 2971.7 26,637.6 30 70
Absentee 587 251 66 31456 7,199.7 125 4556517  207,609.2 76 109
SHR 534 a7 57 40332 7,2568 992 339655 2208898 b6 204
Local 252 1561 19 325626 71,2251 16568 258448 61,799.6 18 114
Absentee 282 166 38 44234 7,336.0 992 339655 1680902 38 90
CRP 306 207 43 98809 1281584 1699 568570 4248784 66 98
Local 132 75 17 gl 87801 1699 30,1060 1246301 18 40
Absentee 174 132 26 11,6480 14808.2 3333 5685670 3002483 48 58
FIN 11 6 4 70,0042 98,9975 114646 2180931 280,0169 1 1
Local 1 1 0 S e E = 1 0
Absentee 10 5 4 70,0042 989975 114646 2180931 280,0169 0 1
NPR+PUB 24 6 1 20525 - 205625 205625 20625 4
Local 6 1 0 = = 2 = 0 1
Absentee 18 5 1 2,0525 = NG 205625 20625 1 3

Note: Shared ownership includes ownership by right to shared land.
GFA: Gross floor area, NCN:New construction, RCN: Reconstruction, EXT: Extension, REN: Renovation, COU: Change of use
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Figure 6. Box plot of GFAs (log-transformed) of new con-

structions, 2000~2023, by owner type
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Figure 7. Swarm plot of GFAs (log-transformed) of new con-
structions, 2000~2023, by owner type and location

s =@dch 200004 20239717 Al 7fEE AW A
1,170,984,3m* % 212,967,3m*(18,2%)7} AFAIF, 958,017m?
(81.8%)7F ARl SJal = ek 7 HetolA] FR=)E
o] Al- /& Fgo] AFAFE] oF 7.8u0]H, Bt M 72 E
S AFAIFE 647 3m?, BAIRIF 3,145.6m*Z 5u]| 7}7to] 2po]
o}, FAR MM RAR|EL G| eof i}, A
AerollA] EAz) o] 23] 355 AHE-L 168,090.2m* 2, AFE
AF 35 AHF 61,799.6m?2] oF 2, 7ue]] Gict, Y o
A AFAE 35 994 124,630, 1m29] 2F 2.48H21 300,248, 3m?
g FAAF7E A 353 ot W Y e SHoA
TRt Mol Y] AR et BA RS 7 2lol= 7H”lef H]
3 vaA A}, (¥ 7)2 &% FA9 3 A 2
w2 Al- 743 Q137 dHAe EXE YERH Ao AFAF
Aeollxls F4A7E B2AASE ddole £2 U 38718
o] = kg 3% A getd 4= k.

4, 277X Hajol| E EX|0IS Haty

o2 F7|55E A=l AZENE dolgE WEsl
201430114 2023A714] /g2 AA L] Ex|olE BiZlE FE4k
Afrzo] W3t Jol A AmEoket, B0 AMSE HE o]
B9 et <& 8T} Lt AU 7T sYskA 454
+3 T dAE FHAE EF39

1) &8 Hs}

1 ol FRIEE, B4 717 AR YolA ol He &
£0] W3l chel AAAHGAIE 9] Z7e 3 5 AFIAIA e 7
2olck, AAAIIANE 9] F7H= Ak ko] dwE 712 A
QIS}aL Qlow], PRAILT ZAYBAIL] A EJF 212}
AZ Z713, oA} Fee] A4S FUF SFo s §A|5]
3L 9k, o]F% A A2YL A Pshs T 5 Aol 7

126 "=EAIE, He0E Mi3= (2025)

Table 8. Building registry counts per type, 2014~2023

Register type Owner type

Year All

GBR SSS CSS IND SHR CRP FIN PUB UNM
2014 941 812 68 61 b4b 224 69 7 96
2015 946 811 74 61 532 243 70 5 96
2016 942 812 74 56 513 266 73 7 93
2017 942 812 77 53 489 274 79 7 93
2018 947 816 79 b2 473 288 86 1 792
2019 946 810 83 b3 457 300 89 1 792
2020 941 804 84 53 430 304 108 1 6 92
2021 937 802 84 b1 397 311 132 1 6 90
2022 934 799 85 50 366 315 147 6 7 93

2023 930 799 82 49 368 318 161 6 7 90

Note: "Unmatched" registers are those that were not matched to property
title registers due to reasons such as multi-parcel lots.

GBR: General building register, SSS: Strata summary section, CSS: Com-

prehensive summary section, UNM: unmatched
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Figure 8. Changes in cumulative GFA by owner type (left) and
by building use (right), 2014~2023
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Figure 9. Cumulative GFA per building use by owner type in
2014,2017,2020, and 2023

FAC: Factory, warehouse and automotive service facility, KIC: Knowledge
Industry Center, OFC: Office, NCF: Neighborhood commercial facility, RET:
Retail, RES: Residential, OTH: Gther
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Figure 10. Changes in cumulative GFA per building use, by
owner location, 2014~2023

FAC: Factory, warehouse and automotive service facility, KIC: Knowledge
Industry Center, OFC: Office, NCF: Neighborhood commercial facility, RET:
Retall, RES: Residential
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Figure 11. Changes in mean FAR by owner type, 2014~2023
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Figure 12. Comparison of changes in mean FAR between locals
and absentees, 2014~2023

Note: The bands show 50% percentile intervals.
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Table 9. Average FAR change rates by ownership type based
on ownership periods (simple growth rate and CAGR,

both in %)
Rate Owner location All IND SHR CRP
simple Local 657 745 635 372
Rate  apsentee 2846 2074 3497 3481

Local 078 064 102 083"
CAGR

Absentee 246 137 204 59

Note 1: Simplerate = (FAR,_,— FAR, ) /FAR,,

Note 2: CAGR = (FAR_/FAR,,,)""™—1

Note 3: One ownership period with FAR=0 in 2023, following demolition in
2022 and with no subsequent development, was excluded as it
would otherwise yield a misleading CAGR of -100%.

* CAGR is calculated only when ownership duration is longer than a year.
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