‘ ") Check for updates

@ i pISSN: 1226-7147, elSSN: 2383-9171 Joumal of Korea Planning Association Vol 60, No.6 (2025)
§_I, £ https://doi.org/10.17208/jkpa.2025.11.60.6.130 HE=E - T A ISR "REAE], M0 H6= pp.130-146

A% F7A|0] Qu]- A4 B A% 0|2z WA w9 EelR
=4
D AE G EAIARRA SR g S TAHLE

Parcel-level Empirical Analysis of Policy Transitions between Redevelopment
and Regeneration in Low-rise Residential Areas

: A Case of General Neighborhood Urban Regeneration Areas in Seoul
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Abstract

This study analyzed the relationship between frequent policy transitions between redevelopment and regeneration
projects and the physical characteristics of parcels in low-rise residential areas of Seoul. It focused on twelve
neighborhood-type urban regeneration areas where redevelopment cancellation, regeneration designation, and
recent redevelopment re-designation have overlapped. Parcels were categorized into four groups: Regeneration
only, Redevelopment — Regeneration, Regeneration — Redevelopment, and Redevelopment — Regeneration —
Redevelopment.

Using parcel-level physical characteristics, this study conducted ANOVA and chi-square tests to examine group
differences, followed by a random forest model to identify the relative importance of variables in distinguishing policy
transition groups. The results indicated statistically significant differences in land area (parcel size), topography, building
age, zoning, and parcel shape across the groups. Random forest analysis identified these factors as the most influential
for classification, with higher accuracy in distinguishing Groups 1 and 4. However, Groups 2 and 3 exhibited weaker
separability.

These findings empirically support two hypotheses: first, parcel-level physical characteristics differ across policy
transition types in areas experiencing frequent shifts between redevelopment and regeneration; and second, under
the assumption of constant socio-economic conditions, physical characteristics serve as key determinants of policy
type. These results highlight the need to consider parcel-scale physical attributes when formulating redevelopment
and regeneration strategies, while acknowledging that additional socio-economic and institutional factors interact with
physical conditions to shape policy transitions.
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Figure 1. Research scope: Maintenance and regeneration areas
in Seoul
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Figure 2. Structure and process of the research

132 "SEAE, He0 Mie= (2025)

AT EG, AH 2E olgo] RiEE: A4l F5319 g+
AT F2Z AR, 2780M= e Ad+E HES)H
o A FAA AF sjel S2F 54 £4 Ut 7)€ =2
& sk, & A7 ArEAE 7Hd S AR 3llMe o
T oA A 2, A oY 3 A i W, W

A 9 AR A5 S AP 48elMe B olg OF 7
A S| E2|3 S vl 2451, WY FHYAE BYgS &
851 Y olg {19 20 FHL A FR 8UdS EET
o}, R A 24T vialed B 3 AE S8k 7 4
& A TR oM = 24 BHE EY= Y
2 A RH), B 8 AAR

I, S| sigh W HAYAT ZE
1. o] % Kol Al i

A& A FAR O 285 FAAGL AA - A=A vt
off e} AujAld FAA =AY R AgkE g, 2
o= tit - FUF o)A Hloju 2 o Ao whe} AA}
& HaSBIAY A1 992 FulE fEdhe A2 AW
Alo] A= a1 ek, o] ol P G HulF A|g}
A, =AY Mg 2ea 28 Au] 33 F AR o gH
ojgg NHE3 o2 At glrt,

A Y-S A D FARE A8 ,2002)7 FEA A
H]EAS 9% SHH.Q005)0] A3 AlgE|glon, ez
M, QA% FASENA, =AREAE Fog FEED
20001l 2EHEE 27 E=ZE AE|AYGE 20129 A=A9
‘1,30 FERE- AN <5Hole] whet ditRE A= 9leH,
A Z 6837142 Au](A78) 7 F 3937H4(F 57.5%)7} 1A
=i},

07 A o] F MEAIE TEAAAY 493t E A Yol T
o SH,2013)0] ZA Y] EARAIAIGE BF 7815
EAAARL AF-AGA - =B E T HERSE 7Ees o
HRERIY, FAAPIAE 5o FRE, 2014957 202187+
A Mol 3 337140 ARy =ARAIEAsIA| o)
A7g= et ol Y F A A8ty A ol =3
afar glct,

a2y EAAAIAR 0] sl Bt AAS- A ok
&H oz 2R on, FARA 7o) FE3IA| grhe vlgo]
AI71=90e}, ofef A&AlE thA] Au|AtgS &3] S1gt A
28 AEE =5kt 53] 20219 FAARRSA7} Hj7 =
HA, el 2132 A gt gl 1 a4 S5
7Fs 37T}, o2t A= Wzl 7|ulete] ‘Al&E37] 2 (2021),
‘OFER(2022) 7 -2 A2 u] WAlo] == it



XS FAXI| Hu|- xHY 2 HB o)t BX| Bl 221X £

A1&5571 82 025 A&A| BA|- FATA A 7| EA S, |
7 A (A 31A] AR021-530F, 2021.9,23)0] AT Au]A]
3 AE71E A=z, AEA7H 33T AR Y] #¥E gt
AL AAE AL A4S 7 AL AYict ¥ 2AE =
A 2 FARERE Y, L F 2o, g AAE, FE4
8]y A7, =APEE A, ARulEAA] Solot 2024
A 8¥ 71F, F 65714x(2F 4,345,063m”) 7} 4145551718 TiAkA]
2 AA= 9}

Rolele-2 ‘AqtRFHYY] P F o2 E Fan, ThA|d)-
7L A4S =3 A FAXE o2 i, Al
109hm?* w]gke] wAol A M| Wz]2] 50% oldo] =F AZFE
(304 oY AL AA 73k, 718 ¥t AL
ZtEFgAgu e dusiela, T2 3, 39 9 2 5
7IHRA A& 53 Auldhe 2] EAo|th XA A, =AY 4
F, A3 43, 354 SAE 5, 7N ot A9
59 QAE B AlFEch 20249 8¥ 71E, & 86704(%F
5,781,493m’)7} A = ATHAT 58 4], 2024),

O| Y AA| A& FARE= 20004 Zute] AH|ALS, 2010
A AIAYAR, 20200 o] F =2 Aol =¢lojet
£ & A g A A Age) it 53] Yut
LY =EARAAGASAY F chee ARy A oFo] 9l
o, o|F tiA] Al&E77|8oY moleke-0 2 A== AL
A7} vrehgal ik,

2, MAAT ZHE

1) XE FAXIQ| FY Hajof| 2Het A7

UL AS FAR | ik FH W} A= FuA EA
AL AL 55, Y A P, I= QIeh B4 H AR
VT 52 THE FAH] itk IuiellME 53] AFulakdd
A ol F AR Y o= ke BT T HAE T Al
23E o] Atk 284 EAAA o1F ohA] AuARRie] &
AeEe @42 202119 o]F 2431 43 Mgz, EFjoes
o2] 23] =2l=A] st

Z2EQ013)E A&A9] FER: S-S 245, 7IE
=23 N T4 A2 AE XAl FH FAe] FAEA
oF F5A 7%t 6] Ao Bade Axsirh e A A
o] Hay ARE 93 FANEH 24, FTUA YT =A
AZe] aA|, o A 9 23229 A8 52 A A
2 A8

AEE2019)2 "EAABSEH, A o) T EAAYAI
o] a7t AlRM A& A AsHH, =] A w2} AEg o)
A oit- 4 ZHAA FRA LR SFEA] Rl UL
Bt I 53 w1 WAL S, EANTIHEA

=9, 1L ARAA| 3719 - 97 2F FEA A 0] DRSE
thal Zxskgct,

oA A4 91(2020)2 Fu|ARde] AR AR -2}
EARAANE S T ARIE BA8H, A A9 {3l wek
LAY A8 7 A1 E ARSI o5 gAY B
A o] F AR gl YiE HEAA glo] A=A 9SS A
St At Pu|Ard ke Al Ba S AlQkstsidt

3] A= A9 BHEA FY Mg A4S sy, Zt
T AR - A A A ] w2 Y] hyHn X454
of5Lo]| FE31%ct,

Lees et al.(2015)2 77&, |9, A3p0], B2 FAA F2 =
Aol A FAR A AFIE B|atsh, A&2] AulgRo] o
T HAY WAl BeskA oEs|al 92-& A A, ol
2 A EAA Yeh= AEZ HA o) RIZE F=9) AR
7|8k 7o) 0] | WM, Fob|o} EAIEE =7} Fiedlo
A di+t+= Auj7t F4ol Hu, 22 Qs olF, A, &
T FolA FRA R tE s 2l 2450, &
3] A& S ISk o EE ol A2 A HE
2] AHARIE BHEAL 7= 74| = AHE3teal vlsit,

Kubo(2020)0= Y& =39 &4 A7/ A3 ¥sks 53,
9] 8 S4 ANdoA 4 a1 ArE= o] Hgh 1S Alest
ok, 2= 53] TA] 2udA 5HH20024) o F E4A] 9]
uF3el WA Ado] G538 sl F531, ol ded F
A A% Az obd AA W A WAUES B3t Aude =
et

Liu et al.(2022)= =2 =AIAA A& o] ot HA - A7)
U FHolA AR ALS] AAA A&7Fs S FAISHE HEeE
RBI51aL QU2-& Wi, ol 71 A7ND HA 9| -8} AlS]
2] x|o]| gt Wt 2] Heko 2 At

Takagi(2016)9} Kohama(2019)+= =3.] AZ FAA] A7
o] 1990t} o] F A FAF] At AL =2 FTIe} BHEH,
W7k 0] 153 /L= AHE ] 52 A A5 53, o]
22002 A EYES FRE 7|0E 1A g57) 243
HHA F5AT 7golele] FA 7t REsjFon, iF BN
o] Aule] EAH Atk Agsaet. 12y FA00
o] IHgolA =4 Wi FA ¥ et agst FEskaL, A9
W2k JE3 a4l L2 0] Helo] AlEE7]: Fom, ol=
- GEUAYS 53 QU] AR ofolzral Brlsteidt

Lee and Chan(2008)}2 11 =A% &5 AHIE B3l 7|2
AL F4 Yo EE(preservation), AL (rehabilita-
tion), 84d3Hrevitalization)& T ZAIZAY 2] chis)
£ A5 o152 EA9 ARl A - 83 A A&7 S
2Hsl7| {3k oheA A mdlo] 4o g st

olg|gt AT A& HHEAQ A ojo| ZA|FoRE

Journal of Korea Planning Association Vol.60, No.6 (2025) 133



0E0|- M- 07

S5 Mg Zherths S AR, S0 A A5, A
E2] A, AHe)E 4-84d] SaidE =S

2) XME FAX|Q| S2|H 4ol Het A7

5 FARAE] Aot EAIRIAIYG S A2 &4
S w2t 7R Hajo] EEAH, olF 24T AT EE &
3] 2= ATt

gcto] - WALH2019)E A1&A] FARENATH ) AEE 2
Agfl, o qtret Fe, xR, /MEUE S w2t A4 A
O] & i stal 2 el 2Rt ) A @ A, B
2dg, 252 AH] §)& AASt o] gt F3sHE 33
A 2700 m} u[gAlo] dEpAof Jithe A4 U 71EE
A|ASHATE,

zoleh 29202002 YHEANF =AABRESHA A 7
7 AEYAE BA8H 5B RBAF, NE 8EWA)
U= F24] 7 iAle HEE SR A, R 2pEE A
S 2 A A AR A2 RISk, s A F
Ao vhE AR A=A 2kE SR A R BR84S A
AJSHAT.

Al 212022)= EAABAY AR A2t v| ARG L H]
W3k, AR AFe] A% BF ML, 8HE S+ DE
w48 oS3 ANl Al BEE TV Bt
AUES FRJAFA, A& A& FolA 73 ek Qo]
=22 873 7141 THA = A48}k,

AR 9J(2023)= AEA| mopehe- A AL 197] A R(E
Aolg, WATE, AFE =3 B2 FINL, AN E
o 8 ¥4 3 AolE =& o] A A HHo] =
FEV BAEA] vlE 5 AR 22F A 8E SHOE 2153}
A glen, FR AY BEU A55E T AREAA 84E
RHIRt Au)7|Eo] HebE ofof ¢ =3t

A58 (2005)2 =58 FAR A AF0] ofEE olf=,
iz 2, 429, AE, FAEL 5 AU =94 AP
AS BE oA W= AAE AASIAT M - Ad2D
(2012) =+ 7 WA] T99) Au|7t B A=l WA FA4
o] F=siths 2AIE A718kH, 712 Agule} s 5 EA)
ol8 H24E Y & e Ak /A IS ARSI

T AAZQ015)2 AF FAR NN EAF JEFE ]
M 42 2A3tHeH, i Aol AT HERT ¥
5t U Rt AR oF, BA] 271
o 8 2 9¥& e AT 24 2IE AAETh 53 o
43Ik A9 e} o] FEE 7 AMER olojAE 7
o] LERdE A1 A3

4715 o FEQ2)E AEAl AF FAA] "AE ddos
A5E 1R Wsjet ST ARIE SAFRY R 45,

134 "==AE, Me0 Mie= (2025)

Hig} ol 2 AR, d9F, =3k Fo] | vigo
of3) A¥E 4= 918 A5 o2 AL

s A F Zhang et al. (2024)= EA A R] A4S 51
23, EA-A7-2R =29 83 A13E B4E 5kt o
A ERgE A B, o] d7E 9 IR BEF &
Auto] obd, ¢Jx]o] Hek4, 7 He], AAPA el B =
Tz oz nest FF 2 87l 712 agE Bx39r

Han et al, (2022)= AFA19] EA]| £8 2 IS GIS 7|49
Ex]o]g d|o|E](200919~20199)5 &-&3te] EA3H9aL, Ay
o] A A7Hs9S TER AP E AQIGl. o
52 Au] THX| 9] grho] T Ik FHOE o|FoANE
REsin, A ats] =0 9 ARJuE 5 A AR WY 1
g7t dasdithe AL A5Ho2 HojSgrt

ojgfdt ATEL AZ FAXY B FYo] EX AZES]
E2)2 43 DA A= o] LS RojFn, IR T4
Z70] A F7 gollA Fa3 a8 a2YS AARITE

3. ddigiyrelel 8 W 7Hd 2%

Y APATE ARAK A o) F =AIRAAIYC] EQlE]
£ &ollA, e A& EAIRE Y 7 ujde, Al
FAE FHOE A7} olRo Lk ES AS FARY E83
E/dof it oot F2S Ales] gto, diAE 9 B
| E AN A5 AR 23S w3t

o] A divte HAE A A A 7He =AM A
B 2] AJolE 2o, EA| WEn) A e o3 BA
FESI, 53] 98 =3 F= AtelY Al A= AR
o] 31 ujef whE WA 9 x| £ FFeo| ZFxH vt 9L
on, ARJZ] 33 4 EA 271 E4o] Au|AY £ A
AcAlolA 88 AHI7F RuE gk, 2y o A+ 9
Al A3 o]go] ¥iE A BE A QL AHF o2 BAR ARl
glon, 7d Au|ndle] 584 vludf YFdhe Aol gk,

£ A= o3 Al 7HA) SdellA APEA S 7

A, GHIAR] A o] 5 EAIAAYo] F=71E 1L ThA] AB|AHY]
(A143831718, Zolehd 5)o2 AgE ARIAH, 33 olgo]
YRR A 9E AR R4S 3t 59 93 7
QfollA Adolgt BHo] ALH Alelo|ng, A o] YR Eu|F
£/49] a0l & v},

A, 24 9SS i A2 Mk, A3 oo ut 1
B33, 15 93 B Aolg AFH o HEJL E
g ANOVAS} Random Forest 71H& 283}o], 2 o]z
2 293 A Hey Al FaLE gl

AR, Zgulet A ZR 2 9-H-e WekstAL ol YA o2 o
HAZ17|1 8, A9 o719 et AHH 0B A 7hset 17



XS F7AX|2f Hu| - x4l Fa et o0t TX| Tl S2H £4

o= By, upehr] ]2 E23 SA4do] AY 28 2ol A of
L AE AT 3131 leA) THwit

ER, O B EAAE HiEOE, o F 7 THEE
ki

A, MEA As FAR A 8]t Aol viEZ o= gk
=AY <tefiAl, olgef met W22 E2]F 54| ApolE HY
7Fs/ge] Aot

4, AFA2 2.910] FUsiths ZiAstell, BA)e] S
542 44 782 E8ke Fat 8902 AgF Jloj,

£ A7 o) F7HEE AT =N, A o)y 733 TR
213 54 719 BAIE A0z wefstal, FF AF FAA
gug A9 7|2A R 2 BE 7hs R AAREE AlAskaLAL jich,

I, =M cHAX] 2 A5 4|
1, 24 CHAK| 2 X240
1) 24 tiAkx| 45

AEAl A5 F7 A= 20001 o] F FRIARY YA, =AY
A F3, 22 A58 9 Ropegeo 2ol A4 5 o

Table 1. Key sites of change in policy projects

A AY g Ige Foiglth & A+ ol B A
o] 7F% A or yehtes UREEE EAAEESA Y
(& 33714 7hedl, BRlEPHAE 3A o8& 1A glod
A FT ASER7E B BOLERRO 2 ARHE 7HE F8
24 tiapoz 43stgnt”

AEA A 39370 (AL 1A 4 F 4077} Lt
=¥ EAAAZASA ¢ 21714 diof ZekEH, o] F 13714
ASSA718, 177lee Boleea} SHE . o2t 242
BE 353 21 F90] HF ARG or =GR D
=), ol ul-A8-guleke HHEA FH) ojo] FUY A
2 YjoflAl vehds ARRA, B8 3 SR A FE
AR FH7) | Zghsict,

L
1.
[

2) X|HE F Het Ed

AEA] AT FARINA vrebd AulAke sfAleh =AY, 11
2|3 2 AuARe] A A HEZ ol AN FE &
Ak, A 1270408 AES A3}, AW A A ol 714 9
HoE o = k. ol= 7 A|%e] B Hul-AA-7gH|
o] R I 7o 21742 T4 Wil ©hE o=, o|F B
9] 249 7|27} €

= [+]
A2

AE
B

Urban regeneration New redevelopment project
Released area (28) area (12) Overlap map area (19)
Representative parcel (Area) Methodof ,  ___ Designation of project areas Area name Selection
- Redevelopment type  release (Date) date (Area) (Projecttype)  date (Area)

56-66, Sungin-dong Vicinity of 23,
(61,5611 m? Changsin-dong &
70-3, Sungin-dong 56, Sungin-dong 2021
(62,387 m?) (Rapid Integrated (104,853 m?)
23-25, Changsin-dong Planning
(75,866 m?) Improvement)
23-606, Changsin-dong
(136474 m?) —
50-1, Changsin-don nme v s 4
(71824 mz)g ’ Designation Vg]r;ntyggifna?o?%ﬁ.
641-1, Changsin-dong Objectives (Rapid Integrated 2022
(74,969 m?) (2013) . Blanring (133,845 m?)
- Redevelopment/New Town Cr}SaLTr?gSilr?_ 2015 Improvement)
302-1, Changsin-dong (New Deal) (830130m)
(23,036 m?)
567-1, Changsin-dong
(11,882 m?)
- Urban Environmental
Redevelopment/New Town Vicinity of 629
10, Sungin-dong (14651 m?  Sunset gha.ggls’"*jo“gd 2022
- Redevelopment (Planned)  Clause (2018) ( apFl}Iarr]lrt]ier?grat (81,370 m?

Unmet Improvement)
61, Sungin-dong (20,304 m?  Designation
- Redevelopment (Planned) Objectives

(2020)

CHS HI0|X|0l| A (Continue on next page)
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Urban regeneration New redevelopment project
HEE e 28 area (12) Overlap map area (19)
Representative parcel (Area) Methodof , _ ___ Designation of project areas Area name Selection
- Redevelopment type  release (Date) date (Area) (Projecttype)  date (Area)
Vicinity of 87
Garibong-dong
. 2021
. (Rapid Entggrated (40,552 m?)
125, Garibong-dong Planning
' Landowners’ ; Improvement)
(332,924 m?) Request Garibong 2015 P
- Urban Environmental (2%] 4) (New Deal) (332920m?)  me=— Vicinity of 115
Redevelopment/New Town % coonmige Garibong-dong 2099
i FRagud Integrated Planning Improvemant Area (Rapld lntegrated (90 8?5 mQ)
Planning '
Improvement)
Sangdo District 14
159-1, Sangdo 2-dong Landowners’ (apd Intggrated 2021
(65618 m?) Reqaest Planning (60,788 m?)
- Redevelopment (2014) IIBIONETERT
Vicinity of 279,
Sangdo-dong
g 2023
(Rapid Integrated
San 65, Sangdo 4-dong Sangdo 2014 Planning (126:218m’)
(55,000 m?) 4-dong (745,000 m?) Improvement)
-Redevelopment Sunset T i 242, Sangdo-dong 2029
Clause T e (Moa-Town (62,003 )
I (2015) = S Redevelopment) ‘
. Sangdo-dong
(74,000 m?) 279, Sangdo-dong 2024
- Reconstruction (Planned) " EjMoal—Town ) (49,155 m?)
edevelopmen '
521-16, Chang-dong Landowners’
(28,000 m?) Request
- Reconstruction (Planned) (2013) 501-13,
440-95, Chang-dong Chang 2017 Chang 3-dong 2024
(10,000 m?) B 3dong (346,000 m?) = (dMoal—Town (44916 m%)
453-24, Chang-dong Clause il Redevelopment)
(11,000 m?) ‘ (2015) ] Reemsod Ar
- Reconstruction (Planned) B e Toun gt Aven
- Vicinity of 650,
?}4212 g::::ﬁgggg (29,000 m’) Landowners’  Nangok— 2017 Silliim—dong 2023
a 5 000 m?) Request Nanhyang (270795 m?) (Rapid Entggrated (92,041 )
R : . (2014) (New Deal) : Planning :
- Reconstruction (Planned) Improvement)
| urban Regensration Ama
] Retensed Aren
B s Intogratint Pharnsing rprcramant A
I tca- Town Redevaiopment Araa
238112, Mok-dong a\‘:ggggggnﬁf
(16000 m?) ; Committee
- Reconstruction (Planned) (2012)
Dissolution of 2437,
(21397 ;"::558 m%k—dong Association/ Mok 2-dong 2017 Mok 2-dong 2023
e Committee  (New Deal) (493,219 m?) (Moa-Town (62,681 m?)
(2014) " Redevelopment)
Unmet | whan Regenaratian Ama
(2135’;}530 m%k—dong Designation [ [o—
! : Objectives R o Toun Recessmant e
- Reconstruction (Planned) (2015)
CHS H|0|X|0f Al5(Continue on next page)
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Urban regeneration New redevelopment project
Released 28
i e bl area(12) Overlap map area (19)
Representative parcel (Area) Methodof , _ __ Designation of project areas Area name Selection
- Redevelopment type  release (Date) date (Area) (Projecttype)  date (Area)

: Dissolution of 97-3,
31302?]%(? (r)::zg)Jeong—dong Association/ Songjeong- 2018 Songjeong-dong 2023
 Reconstruction (Planned) Committee dong (295000 M%) (Moa-Town (31,166 m?)
(2014) Redevelopment)
] weban Ragenaration Area
T moeased Area
I e Town Rscsvslapenant Aven
Vicinity of 288,
316-177, Sadang-dong Sunset Sadang 2018 Sadang-dong 2022
(42,000 m?) _ Clause 4-dong (380,000 m?) (Rapid Intggrated 26,177 m?)
- Reconstruction (Planned) (2015) (New Deal) : Planning ;
Improvement)
[ uban Regeneration Area
7 Rebwasid Aroa
I Fucid Inlegrated Flanning mpravement Area
Vicinity of 293,
Sageun-dong
: 2022
(Rapid Integrated
Dissolution of Blshinn (28,466 m?)
212-1, Sageun-dong L 9
: Association/  Sageun- 2019 Improvement)
(26000 m?) Committee dong (154,000 M%)
- Redevelopment (Planned) (2012) ! 1902,
@ SR Sageun-dong 2022
I R Intogratent Planning lepramimant Ares (Moa‘TOWn (66,284 mz)
B T ket A Redevelopment)
329-38, Junghwa-dong Landowners'  Junghwa 2019 Jun g?]%vgﬁ - q 2023
(140865 m?) Request  2dong i rio6n? . (MoaTown (99931 m?)
- Redevelopment/New Town (2014) (New Deal) Redevelopment)
|___] Whan Regenaration Ama
T Aoeased Area
I tca-Town Redeveicprmnt Arsn
159, Sinwol 3-dong Landowners' Sinwol 2019 173, Sinwol-dong 2022
(92,546 m?) Request 3-dong (Moa-Town
- Redevelopment (2017) (New Deal) (106,023 m’) . = Redevelopment) (80,031 m?)
I e Town Recevaiopmant Arsa
2-92, Garibong-dong Landowners’ 2019 728, Guro-dong 2022
(81,000 m?) Request  Guro 2-dong (Moa-Town
- Redevelopment (Planned) (2013) (101,828 m’) Redevelopment) (64,000 m?)

Ut Regereralion Ar=a
T Foiansen Araa,
I oo Town Redevelcpment Area

A, A AGS g AqEn g8 87 Yo N FARE /WA asdol saER] ok, A2 oA o
2 F29 diE Allolct, o] Aol 2010 2RHEE o 9] o] ASFRTIZ LR AHHSITE &, ALt Aol 't
49 ZulFo] A =P, 20159 A FHL SRR Fol HEW A6 87 FES] BEE Aol
EAAYBGA G o2 AASIT. o|FoE =¥ AFEC A, 7IelEE, $3E, AWE, - JE A9 FhlT
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o 34 o) F APy oz HekE o, AT HiF2el &
Al Zgujatl oz eke PR T e e Bt 7ieleE
I 2|2 BEA AR 8 7g0] whEk AulAkeio] siAlE
F A o] Yo E AHEHA o, FToflE At ool 4l
7180 AAAREU. FRELS AU3E B AL F
AbolF Ao HE oL, HAH ) oF 10%7t Hoteteo 2
O] A E = & AHIARICE9 397 it 2 o] ol AT,

AR, BE4E, B3 AT Ul GF Aot FujA
Yoz o] WA Aot} AE4ES AT Al
5 Ao Aule A2} 1155972 - EotERR: X]0]
RHEREIIAL, 3E Al Ag & oAt Roteke- o] o]
ot &, Au| dge] Ix|F o= E KA Hg "
& Helok,

YA, 82§, 4%, s, AREE 2252 IA A
AR o) F A58 Es Bopeke: 72 A} A
A3HA| = 2dA] S Belok

FAsH, A 1274 © Y] =87} T A o= vias
A9, @ sfjAet u|7t st SHE A Y, © A2t A
7h Aoz AgE A, @ ARl A7t EYAR AHL
2 2 ols TUT A=A 87 SolAE 299 3
=13 27| utet A olgo] A= oA A= S 2o
9, o|F x| &) 3 SAoA 7 2F 3 AelE At
€ Ed7h "o

2, 93 &

1) 2X|E 2 o] O Est

3 olgef mhE A B4 F13l, & A= 127 ARG
Y FAE (17 33 o] 4] 2522 B30T

12 ARIANY olFo] gle AR 4 W BA, 182
£ BuIAk #A) olFo) gle A 4 W A, 1832
FZ AE5718 L RopekRog AAAQE WA, JF4= A
AH A ol e T 41559718 9 RolERo & RiEZ
olglE 7Hl LA oI}, o2t 2 T=d] A 9

Urban Regeneration Area

Figure 3. Examples of grouping
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Fojo] obd W] 9lelA] A B Aol EHUE 7|E0
2 ggEigion, olF B8 B4 Aol AFH] 9 &
7 WAjolct,

2) Hr 4¥ A 1z 1

& a7 712 24 99 AE Ao, ZEIERA
AlEshe AEA AL, EXASAHYE, GISHESTHES 7|8
EARE 315 24 o2 A5 ‘W'Y 5 17,4207 2
AlojH, o} PA|of E3Hd AHEL F 14,520710]h,

SHA] 2780 HER AS FA7 2214 54 w9 A al
A 37 DRI TEA AASIH O 3EH 02 R R Uk,
SE U0, B2 27, AF L 34, =FEF & D%
Zo] 2|7 542 F8 24 PEoE thRoilth

& A7 WRAAG AT G517E obd 71 BA] g9l
A A oo i =3 54 Ao] 85k AL FEE T
o}, wpeka] AL T 9 D589 42 AN bR ARSI
o}, 53] 7]E9] dF A7 AL BAIA 8912 ¥ o 2l
g2, & = 283 SR et} 7hewt o B 54
& EPSIACE FAZ R 12 Y UE, EXol 3R} Lk,
E2 27, A0 3, =FE, A S AL R Sl 7
o, ol SR Mes 253 v180] ok 2404 A<
Eivits

EXol83%, AFIA, AP, E2HY 5 =24 UA

Table 2. Review of previous studies and variables

Factors Space
"e":'ous unit At
studies
Maeng and Baik —_—
(2019) e e @ ee e
Cho and Kim District © ©
(2020) (Building)
Choietal. DI[S))[(;:?;& ¢) © 00
(2022) (Building)
Kwon et al A e

: (Parcel& © © ©oo0
(2023 Building)
Cheong
i Parcel © © ©
SeoandSeong  Parcel &
(2012) Buidng © ¢ ©99

. District
2"20001%;“1 Kim (Parcel& © © © © ©

Building)

Kim and Yi Parcel &
ks ot O 0 0 © 0 O

Note: A: Area, B: Land use, C: Road adjoining condition, D: Topography,
E Landform, F: Density, G: Building use, H: Building age,
I: Parking conditions, J: Integrated development
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3 542 REISFY EASHHEE B85t 753130k
E} AsE o9 AEe Ak AF, ST, A
2|, AR W Amvt =3 8 A5y EAE A5
Edjolg] U Al2E"9] AZE dloHE &-88tgich
EASAYEe} AU 7IRe R A 22 BSAE
Fazfsio] AFH o 1471 M-E AR, o= (B ),
& ol AMBtHt 53], A5AE7t Fehe A7 ARl A=

Table 3. Descriptive statistics for continuous variables

A old(1972d) ASFEE 5510 5202 dE AFs)
Fct, ol HiEQ 5 Aaselal, E2F k¥ 740 o

BHL fA37) SIgoltt

3) B4 i
x| ©919] 21 E4} A o]E 7t AR 7] 93
£ AT Fuo) A ARE H gt

Variables Frequency (%)
Group 1 Regeneration area 5,573 (31.99)
Group 2 Released area — Regeneration area 4,484 (2574)
\?aer?aeglgznt g%ﬁg A Group 3 ieggg%rgﬁ; ?rrne;rovement area 2255 (12.94)
Group 4 i At 5108 (2932
Square 2,581 (1482)
Trapezoidal 6,095 (34.99)
Shape Horizontal-rectangular 2,365 (13.58)
Vertical-rectangular 3,941 (22 62)
Irregular and tapered 2,438 (14.00)
Flat 10,693 (61.38)
Topography Gentle slope 4,787 (27 48)
Steep slope and hill 1,940 (11.14)
Major & main road 1,343 (7.77)
Minor road 2,021 (11.60)
E;)r?{(iji Sglj;]oining Corner lot, Corner road (permitted) 9,800 (56.26)
Corner lot, Corner road (not permitted) 4,196 (24.09)
Land Landlocked lot 60 (0.34)
Independent s : : : :

variables ?S:rrsgltﬁg%ms Slngl.efanlllly re‘S|denlt|aI 9,802 (56.27)
Multi-family residential 2,653 (15.23)
Cardisses Other residential 1,361 (7.81)
Mixed-use residential and commercial 2,166 (12.43)
Commercial 1,407 (8.08)
Other uses 31(0.18)
1st class general residential zone 1,708 (9.80)
2nd class general residential zone 14,196 (81 .49)
) 3rd class general residential zone 1,165 (6.69)

Zoning — - — -
Semi-residential & semi-industrial zone 257 (1.48)
Neighborhood & general commercial zone 92 (0.53)
Natural green zone 2(0.01)
Building present 15,400 (88 .40)

Building presence

No building

2,020 (11.60)

ChHS HI0]X|0f| A (Continue on next page)
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Variables Frequency (%)

Basement Basement present 4,346 (29.93)

PIESCNCE No basement 10,174 (70.07)

Wood 647 (3.77)

Masonry 8817 (60.72)

Structural type Concrete 5,043 (3473)

Independent  Building Light Steel 52(0.36)

variables characteristics Steel 61(0.42)

Single-family home 10,311 (71.01)

Multi-family dwelling 2,260 (15.56)

Main buildinguse ~ Neighborhood commercial facilities 1,782 (12.27)

Accommodation and office facilities 43 (0.30)

Other facilities 124 (0.85)

Table 4. Descriptive statistics for categorical independent variables

Independent variables Mean SD Min Max
Land characteristics (Parcel unit) Area (m?) 14493 17943 010 750330
Total Floor area (m?) 27605 76736 000 7634752
Building age (Year) 3470 16.01 0.00 1,702.00

Building characteristics

Number of above-ground floors 265 1.31 0.00 30.00
Number of integrated development parcels 110 0.45 1.00 14.00

A, YEAHEA(ANOVA)T WA S B 18 7H 9
o Aol W f-o4S AFTI 5% M (EAHA,
3, 3, AEFE 5= ANOVAE 383t 1§ 1+ %
o AolE RA8IGAL, MFE MeHF2, Axed, EXY
A, 2B B)e 7oIAE A8 S T3l 2129 AolE ERlst
Frk, ol1F B3l FAACE F-o5HA] g W ol B4
A A elst3ict,

=4, WY EHAE(Random Forest) 557 2F2 g-8510]
FQ U AdA Fo 5 4SSt dY ZHAE= vl
3 WAL ¥ T ABALS avH o R HHYsHHAE uiF
(bagging) 7I"H= 53l & overfitting)& H3F3kaL, M=
2% (feature importance) & &2l 2 8210 B o] 1FE
Ash= A3 858 Yo uold 4 ik A3l
Uk, £ dFolMs BE R B F Al B =
100, o Zo] 52 A|gslgon], F & =T} 4] L E 0] 4
AME +E 22200, 10082 A7AJsksnt, ol ZHAF A ¢ 7]
U3 AlESHE dAJ517] St o s, B9 QHgAdE ghst
7] Sigolt}, 3 15 7+ & =27]9] 2lo|E HAsH7] H8ll
#2 78] (class weight = balanced) & 2-8-31%ct.”

Yy TP AEE B2 AE F, AXZE 9E HA XGBoost
T UE 71Yd Bl i O34 EAIE gslelEA M 5

140 "==EA=, Me0H Mie= (2025)

%S ATH] AL £Y & Yk Aol glo], B a7
220 7V 233 ¥ 0.2 BaEr,

olol e BA AAE B3, 71E AFE0| R A B
23t A% HEHE A dol, A2 olze] W Hto]
Ux) g9lo] BeH S oW AV FHEAE FET
% IS AAct,

1

= |

Iv. &3 o|=E =2lX

Jm

i

8
1. 5% 02 28Y SM Hlw

KEA AZ FAXNE Y| 7H] A4 o8] 2Fo BRdto] g
A W A%E BAS vud 24, 4 35S SAHCE f-9u]
g Aol & Bt

WA (G 59 o] BAHAL IFHE 2o]7} T8 et
Wk YA Fi) FRR 23472 Jd 7F Alo7t A3
o2 {21519 2.9(p<0,001), SEFAIFMI-Z 0.2682 ZH Bt
9] ©F 26.8%7}F B3 o] F-Fof| o8] A== A= Uepytt,
Yt TAEHL AA| 17,4202/ 144.93m*(SD = 179.43)
gon IFHRE TI§10] 173, 17m'E 7P 331, 2847}
117.26m’2 7Fg A9t &, 1§4<1E3(140.05m”) <1F
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Table 5. Land area statistics by group

Case (N) Mean sD
Group1 55673 17317 242 72
GroupZ2 4,484 143.82 178.69
Group3 2,265 140.05 109.41
Group4 5108 117.26 10414
Total 17,420 14493 179.43

2(143.82m)<LF1 £02 A7} ZolleE A A o]
Frow, W7t S48 A WEol AL AFS it o=
A3 o]g HhEo| Wx| O] i Aot WH S| AugS HojEt),
Gt 6)7} 2ol ¥FY A 54 9l -3 Fol& Horh.
ZholAlg A3 2ih, BE HpolA] p<0.0010]912H, Pearson
¢ A AP22(Q,479.5)7 §=79(1,515.9), HE=Q71(976.2)
«O 2 JIF 7t Aol AYshs Axrt ok 1812 AFY
HEEARY, B2, oeFet BRI EAE Ao yehy
U7k AlSo] gk 274 ZH9idt, B2 J§4= 534 L
A9} "lgo] il Aqtle W7} HFE o] Jlom, - 458§
EA] "lgo] AdjF oz ol Ed]F] 2702 FsIAIT Y =
':-Z:}XHE] 544& Bld}, 282 A oA & Ao A
Aoz vluA Fekgh AF} G579 H|go| o 27

31 Z70] g53 Hollon, ofd ujz}t AHu|Al]ozo] Hgh
geol Aoz Wkt 1F32 AAelA] A= HeE A
do, H=2AY EXFA BT Hol B, AY3 E

A|o]-g0] ot 2549k FARE B BTt
AFE B4 A olg G3E AJol7h F-3iF). (B 7
Table 6. Cross-analysis results of categorical land charac-
teristic variables
Variables Pearson Chi-Square  p-value
Shape 470007 <0.001
Topography 2,479.458 <0.001
Road adjoining condition 976.183 <0.001
Land Use £6569.183 <0.001
Zoning 1615946 <0.001
Building presence 291642 <0.001
Table 7. ANOVA results of continuous variables
(Building characteristics)
Variables F value p-value
Total floor area 22259 <0.001
Building age 116.142 <0.001
Number of above-ground floors 88.027 <0.001
Number of integrated development 1459 0224

parcels

I} o] d&d W] izt dYErREH(ANOVA) 23, 91
35"((13 22.259, p<0.001), A=AH(F=116.142, p<0.001), =4}
S(F=88.027, p<0.001)= 25 Hgt 3t Bt 2po]7}F A% L.
vJBFﬂﬂr HHd, SRS ERGE F=1.459, p=0.2242
FEIBHA] ot 25 A& I8k Hl 7131 = AeR
yebgd

(E 89 2FH B-S Av Y, d¥AL 3510 343.47m’
271 231, 18471 213,03m &2 7P Ak}

A%E =32t 2§207.679)9 154(26.8410)7H e A .
2 g3%oH, 2§101.449)0] 7P Wokeh, A5 AF10l
Wit 287302 7P 29431, T84 2. 43508 71 Wl
ojgid A¥h= IF10] AiFes vt 2 AHEol HaL A
& o] Y2 W, JF4e U A k32T 22 ASE
o] FFE 0 P& HoEr

(& 9] MFF Wl digh WA Ao = 5 33
o7} f-2J3HA vrebdth, A (2 =793.693, p<0.001), 58

E(2=311.219, p<0.001), A|3}5 4502 =152.970, p<0.001)

Table 8. Statistical results of continuous variables by group
(Building characteristics)

Variables Case(N) Mean SD
Groupl 4878 34347 125521
Total Group2 3730 26073 376.62
floor area Group3 1907 26594 257.14
Group4 4005 21303 20577
Groupl 4878 31.44 1392
Building Group2 3730 37.67 18.64
age Group3 1,907 3271 13.83
Group4 4,005 36.84 15.86
Groupl 4878 287 143
Number of Group2 3730 2.60 138
above-ground
- Group3 1,907 264 121
Group4 4,005 243 1.08
Groupl 4878 1.09 041
Number of
integrated Group2 3730 1.1 0.46
development  Group3 1907 111 0.55
parcels
Group4 4,005 1 0.44

Table 9. Cross-analysis results of categorical building charac-

teristic variables
Variables Pearson Chi-square p-value
Basement presence 162970 <0.001
Structural type 793693 <0.001
Main building use 311219 <0.001

Journal of Korea Planning Association Vol.60, No.6 (2025) 141



0E0|- M- 07

BE 084 B2 Ao/t BAHOE TR 1F1S 35
Zes TRBAAL] )R] thE 1o ula) A ek,
IF2t GEFU viFo] A0 Rt THIY 1HE
ZUNBAY, S D YRAAY Blgo] TF1 240} & W
o2 vy

FYste, 1H1L R 2 DG FEG AYRA, vlwH
2o wFEol 2 ARAL 7M1 OE G302, T2 A4
Yo Bt 7R Bsct, MR g4 AR 3P4 B
Aol =¥ A2E0] 93 AN KO, Ao 2L sfo]
ofele] Hulake ANE olofait, g0t 183 374 44
& solid], 1§ ] A olF Uzt Ao Budte] 1
£7} 981 W, TH3L A1 RO R wE} easle] 4
u] S0} BEgie. ARAOE IF13 184 A AF
RS P SRl FTHOE Ul BFL Kol 1
$29 1832 B4 L A% FRE NRAN AZE §= 74
o4 Aol 54L& Bk, ol B ol U L AZE S
Mol AR O R TRYS HolFt Aol

2. 33 o]y 722 Flet 32% 24

A GA 9 A=E 544 IFE AolE AHE o o]of,
A o)y {F& st 8 220e AFs] H8f Y =&
E(Random Forest) B-728-E 2833t} By 522 &
3 E4& 88319 1§ 1 257 7Fs4E gk, 7 e
O] A F8 =g AFA R =&3h= o Qo

A2 3olA A sto|wuldtulEel 2 Bt HA
(class weight)& Z-8-3}o] =388l ct, AA 17,202 A)& o4
S 2 0% a8, 30%= A5-822 ARSI

23 52 GE 1002 2ol AA H = (accuracy) 47.1%,
Y% (precision) 0.47, @& (recall) 0.47, Fl-score 0,462
eIt ol 529 FAQ5%E 2A A3tk +EoE,
B3 S4eRE 4 BE 4 o]y I§S AWE & U3
& g 2FHE HY, OF12 @ E0] 71%= 7HE ot
Aoz ERE v, 282070 18301%)- dHLe
= ol fiEo] ot IF4= AUE 0.64, HAE 0,462
2 H|u2 747 3 S Bt

Table 10. Performance metrics by group

Group Precision Recall Fl-score  Support
Group1 047 071 0.66 1,001
Group?2 0.49 027 035 797
Group3 026 031 0.28 429
Group4 0.64 0.46 0564 853
Total 047 047 0.46 3,080

142 "=EAE, Me0 Mie= (2025)
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Figure 4. Feature importance (Random forest)

B FoT 54 A A9 570 e AR, EXHE,
SEAY, AFHE =¥ %, EXFLOR UeSTHOE 4), ol
B oM BAREA R AR E (23t Rlol7} BRI
a2lo2 AH o]g 1F 7t AolE AP3H= A Q1Y) &
A=t

e 22 Eo] Z3E A EAPEQ F3 (1" 55 A
Hog AmEH, A WA F 71E2 APzt HA(<
0.5 F2 1F1(RAAALY ol=that aa= o, 97342
BAAH0.5)= 183, 18549 QF == AFe] 3ol F ¥
715 EXHAC R 92,95mE 2= 739 1E13 18200
EgEE vl&0] #9431, 92.95m oJslel A= 1183, 1E47HF
2 ERECI Al WA 7182 A 9o R, FAXY(<2.52
IF1 2533 A0l U, AUAH02.5:2 152 1F
49} Aol Zok, vl WA & AHE =FEolAE= 49,59
< 2A3PH 181, 2§33, oldteld 182, 184t 9FE:
o] Uepiitt, vpAgte 2, EXPALL ¥ (<2.5Y F%
oe 182, 184, AP 02.5Y Aole 1F1, 18537
H/go] &Skt

ol el Aik= A o8 1§ 7 ERel Aol APz EA|
WA, fEXY, 452 =5k, EXFT 2L 712 295
EA4o] Al HES T2 HojEeh B3] aF1T aF4=
AdiA oz TR JHEE B, 2829 183> E8E 54
o] FAste] 5 sl A Yehsith, o= “A4 olg 432
24 273 938k Que ks 979 7HE AFHe
2 sikyshs At @ 4 ol

3. =24 58

Al 24 Ao S8, A oy +3d A9 274
42 FAACE RO AolE BRlon, ol WY T 2E
TrEPME F8 Wz A=, F, Y o]y a5
=23 230 ujgh 4 FE A EE 5 eE d e Atk
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Laninme - -
samples s 2.6%
value=[0.444, 0,362, 0,008,0.186]
- -

P

o

Land_Topography 0.5 | T™® value= [0.14,0.052, 0.558,0.251]
gini = 0.75 classE3

_———————

Land_Area s 82.85 Building_Age < 48.5
gini = 0.748 gini=0.71
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Figure 5. Decision tree from random forest analysis
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