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Abstract

The paradigm for urban development has shifted from urban redevelopment to urban regeneration. This study analyzes
how urban regeneration projects affect housing prices of surrounding areas. For this we use a difference-in-differences
model with real housing price data. Particularly, we focus on four urban regeneration projects in Changsin-Sungin,
Haebangchon, Changdong-Sanggye, and Garibong areas in Seoul that were announced between 2014 and 2016. Our
empirical findings show that announcement of these projects did not increase housing prices in the designated sites, but
rather in the surrounding control areas. However, the effects of these projects on housing prices differs housing types such
as apartment and non-apartment. In addition, the effects differ by regions: urban regeneration does (does not) increase
housing prices in economic-oriented (residential-oriented) urban regeneration project sites such as Changdong-Sanggye
(Changsin-Sungin, Haebangchon, and Garibong). Our results suggest that urban regeneration projects should be carefully
designed by project types and site characteristics. If these projects increase housing prices, it can be a problem. However,
sometimes, if these projects do not increase housing prices, it can also be a problem because unchanged housing prices

mean that there is nothing to be attractive in the region.
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Table 1. Classification before and after approval of urban regeneration project

Area }
Contents i Difference
i=1 ( Treatment) i=0 (Control)
After (t=1) Al AOT ATT1-A01T
Announcement
Before (t=0) A10 AOO A10-A00
Change AT11-A10 A01-A00 (A11-A10)-(A01-A00)
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Table 2. Samples (2011-2019)

TREAT 1 TREAT 2 Control
Area Total
APT non-APT APT non-APT APT non-APT
All 1,191 402 1,203 588 1,751 1,061 6,196
Changsin
Sungin Before 413 141 339 254 504 386 2,037
After 778 261 864 334 1,247 675 4,159
All 36 492 220 649 203 915 2,515
Haebangchon Before 12 183 112 300 73 386 1,066
After 24 309 108 349 130 629 1,449
All 0 273 2172 881 3,058 901 7,185
Garibong Before 0 71 1175 339 1,659 309 3453
After 0 202 997 542 1,499 592 3,732
All 983 0 12,017 954 10,340 1,810 26,104
Changdong
-Sanggye Before 429 0 5,999 403 5,039 952 12,822
After 554 0 6,018 551 5,301 858 13282
Total 3,377 18,684 19,939 42,000

AAIIo] $0lE AF 39S B w7 o], Al 52l 2)|F9e
BEAAAZ 201195 2017972, S8E, 3544, 71
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Table 3. Variables and data sources

Variables Variable description Source
Dependent Housing price APT, non-APT price Ministry of Land
Urban regeneration area (TREAT 1)
Treat group 0-500m Area (TREAT 2) -
Independent Control group 500-1000m area (Control)
Urban regeneration After 3 years from the date of selecting the urban _
Project announcement regeneration project
Distance to GBD (m) Distance between housing and GBD -
Distance to subway station (m) Distance between housing and subway station ~ Seoul Open Data Plaza
Distance to bus stop (m) Distance between housing and bus stop Seoul Open Data Plaza
Control Distance to park (m) Distance between housing and Park Seoul Open Data Plaza
Size (m?) Size Ministry of Land
Floor Floor Ministry of Land
Built year Built year Ministry of Land
Table 4. Descriptive statistics
All APT non-APT
Variable
TREAT1 TREAT2 Control TREAT1 TREAT2 Control TREAT1 TREAT2 Control
Dependent E‘;";ﬁ; ngrerice 5192462 5133142 4926268 5385808 5314220 5100803 4826315 4212900 4,342,129
EEBQSSS e 14901.09 19972.81 1933896 16653.54 20755.17 20169.57 11582.38 15996.87 16559.04
Distance to
subway 70035 64944 65521 67648 63992  637.07 745565 69780 716594
station (m)
Distance to
145.53 159.31 163.27 118.51 155.07 157.22 196.72 180.82 183.52
Control bus stop (m)
E;if&‘?g—' © 23496 21327 19120 23377 21345 18886  237.22 21239 19904
Floor 598 7.36 7.50 8.02 8.29 8.99 212 2.59 2.53
Size (m?) 60.12 61.73 63.37 66.45 63.96 66.56 48.12 50.43 52.71
Built year 18.52 20.25 18.78 20.67 21.42 19.95 14.44 14.30 14.88
Total 3377 18684 19939 2210 15612 15352 1,167 3072 4,587

oltE7} AYciA it HH#7HEo] A vehdtt, AA
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Figure 2. Time trends of housing price
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Table 5. Results of difference-in-differences model

Model 1 Model 2 Model 3
Urban regeneration ~ 0.0672**  0.0786™*  0.0627**
area
(0.0086) (0.0063) (0.0060)
Urban regeneration  -0.0455™*  -0.0283"*  0.0011
area * post (DID)
(0.0117) (0.0078) (0.0076)
Within 500m 0.0385%*  0.0138**  0.0156***
(0.0042) (0.0080) (0.0029)
Within 500m * post ~ 0.0047 0.0182*%*  0.0179**
(DID)
(0.0059) (0.0042) (0.0040)
POST 0.1763**  0.1936**  0.0061
(0.0041) (0.0029) (0.0049)
Distance from GBD -0.0000%*  -0.0000***
(1.30e-06)  (1.24e-06)
Distance from -0.0001**  -0.0007***
subway
(3.63e-06)  (3.47e-06)
Distance to bus stop -0.0000**  -0.0000**
(0.0000) (0.0000)
Distance from park 0.0000**  0.0000***
(883e-06)  (8.44e-06)
Size -0.0029**  -0.0030***
(0.0000) (0.0000)
Floor 0.0074%*  0.0072*%*
(0.0002)  (0.0001)
Built year -0.0336™*  -0.0333***
(0.0003)  (0.0003)
Apt 0.4017%* 0.4135%*
(0.0032)  (0.0030)
Haebangchon 0.2769**  (0.2736™*
(0.0184)  (0.0176)
Garibong -0.1824%*  -0,1904%*
(0.0094)  (0.0090)
Changsin-Sungin 0.2616™*  -0.1662%*
(0.0145)  (0.0141)
Year fixed-effect No Yes
Month fixed-effect No Yes
R-squared 0.0867 0.5427 0.5829
Observation 42,000 42,000 42,000

Note: #**p < 0.01, *p<0.05*p<0.1
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Table 6. Results of difference-in-differences model (by housing

types)
APT Non-APT
Urban regeneration area 0.0943**  -0,0524%*
(0.0064) (0.0137)
Urban regeneration area * post 0.0350**  -0.0137
(DID)
(0.0080) (0.0160)
Within 500m 0.0197*** -0.0358%**
(0.0028) (0.0082)
Within 500m * post (DID) 0.0275%*  -0.0116
(0.0038) (0.0110)
POST -0.0067 0.0418**
(0.0049) (0.0120)
Distance from GBD -0.0000**  -0.0000***
(1.21e06)  (3.44e-06)
Distance from subway -0.0002**  -0.0000
(3.59¢-06)  (8.09e-06)
Distance to bus stop -0.0000 -0.0002*%**
(0.0000) (0.0000)
Distance from park 0.0001**  -0.0000
(8.63e-06) (0.0000)
Size -0.0035*** -0.0017%**
(0.0000) (0.0001)
Floor 0.0063*** 0.03871***
(0.0001) (0.0017)
Built year -0.0318*%*  0.0367**
(0.0004) (0.0006)
Haebangchon 0.1154%* 0.4847 **
(0.0184) (0.0472)
Garibong -0.2799%** 0.0169**
(0.0088) (0.0248)
Changsin-Sungin -0.3003*** 0.1014%*
(0.0142) (0.0367)
Year fixed-effect Yes Yes
Month fixed-effect Yes Yes
R-squared 0.5448 0.6584
Observation 33174 8826

Note: ®*p<0.01, *p<0.05,*p<0.1
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Tg5te] olFARREADID)E AABIEeH, diks & 73
A, 2ol A 459, EE, 534, 7H=l% A
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Table 7. Results of difference-in-differences model (by area)

Changsin-Sungin  Haebangchon Changdong-Sanggye Garibong
Urban regeneration area -0.0028 -0.2344 %% 0.0400** -0.1427%+*
(0.0108) (0.0252) (0.0072) (0.0237)
Urban regeneration area * post (DID) -0.0486™* -0.0867*** 0.0855*** -0.0653**
(0.0120) (0.0285) (0.0095) (0.0270)
Within 500m -0.0189* -0.0409** 0.0442%* -0.1572%*
(0.0101) (0.0192) (0.0025) (0.0076)
Within 500m * post (DID) -0.0304** -0.1054*** 0.0625*+* -0.0647***
(0.0117) (0.0242) (0.0036) (0.0095)
POST 0.3702** 0.0820** -0.0230*+* 0.0527***
(0.0145) (0.0330) (0.0052) (0.0131)
Distance from GBD -0.0000** -0.0002*** 0.000Q*** -0.00007***
(3.64e-06) (8.02e-06) (1.12e-06) (4.97e-06)
Distance from subway 0.0001 *+* 0.0007 *** -0.0002*** -0.0002***
(0.0000) (0.0000) (3.24e-06) (0.0000)
Distance to bus stop -0.0006** -0.0003*** 0.0000*** -0.0000
(0.0000) (0.0000) (0.0000) (0.0000)
Distance from park 0.0000** 0.0002*+* 0.0002*** 0.0003 ***
0.0000) (0.0000) (9.65e-06) (0.0000)
Size -0.0021*+* -0.0021 **+* -0.0027*** -0.0045%**
(0.0000) (0.0001) (0.0000) (0.0007)
Floor 0.0052*** 0027 ]+ 0.0033*** 0.0148***
(0.0004) (0.0037) (0.0001) (0.0004)
Built year -0.0293*** -0.0797 *** -0.0477%* -0.0427 ***
(00006) (0.0018) (0.0006) (0.0007)
Apt 0.2193*+* 0.1817*** 0.5193*** 0.2597***
(0.0066) (0.0165) (0.0035) (0.0066)
Year fixed-effect Yes Yes Yes Yes
Month fixed-effect Yes Yes Yes Yes
R-squared 0.7349 0.3182 0.6983 0.7183
Observation 6,196 2515 26,104 7,185

Note: #*p<0.01, *p<0.05,*p<0.1
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Appendix
Appendix 1. Descriptive statistics (by area)
Changsin-Sungin Haebangchon Changdong-Sanggye Garibong
Variable
TREAT1 TREAT2 Control TREAT1 TREAT2 Control TREAT1 TREAT2 Control TREAT1 TREAT2 Control
W)
8 Housing
gs_ price /100 47,204 518852 527979 588484 66,1209 666725 578958 51,1637 46549.1 445781 47509.1 50,186.2
3 (won)
Distance
to GBD 12 12.1 12.1 88 9 94 22.4 227 23 16.1 16 15.8
(km)
Distance
tosubway  641.1 3876 3815 10507 8232 4725 665.1 671.2 6707 661.1 4949 8587
station (m)
Distance
é’ tobusstop 182 1968 2026 1188 1886 1715 1055 1598 1536 134 1267 1624
z (M)
Distance
o park (m) 221 286 174.8 210.2 2213 2415 2538 187.7 163 2957 276.6 277
Floor 6.6 5.7 87 1.8 26 2.4 79 81 7.5 29 6.4 8
Size (M?) 68.1 62.5 70.1 486 67.9 70.2 56.5 64 616 482 497 61.7
Built year 209 14.2 16 19.2 17.2 20.1 27.8 26.6 249 15.4 18 18.8
Total 1,693 1,791 2812 528 869 1118 983 12971 12,150 273 3053 3859
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