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Conjoint Renewal Program(CRP) and its Application on Office and Retail
Markets in Seoul

MQE - Apey
Shin, Woo-Jin - Shin, Woo-Hwa
Abstract

In 2006, Conjoint Renewal Program(CRP) was introduced in Seoul to protect urban
landscape and to promote urban renewal projects; however, only a few cases were achieved.
In particular, feasibility study on CRP in commercial markets is hardly conducted. In this study,
290 office and 548 retail buildings in Seoul which are located Hillside and Subway Station
Area were used, and the profits made by Floor Area Ratio(FAR) increments in CRP using both
Sale Vale and Appraisal value were compared. Results showed that, first, in office market,
incentive  FAR should be made with sale value in CRP among different sub-markets but
appraisal value is applicable within same sub-market. Second, in retail market, incentive FAR
can be made with appraisal value in CRP within same sub-market, or among major
sub-market and ‘other’ sub-market. Meanwhile, in several retail sub-markets, the more FAR the
lower sale value. Therefore, to make profits in sub-markets, it would be better to apply sale

value in calculating the FAR increment in CRP.
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Table 1. Definition of variables in office and retail
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Table 2. Average value of continuous variables in office sub-market
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Table 3. Average value of continuous variables in retail sub-market
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Table 4. Hedonic model result in office value
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Table 5. Hedonic model result in Retail value
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08
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L RS ] ¥
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Adjusted R 604 592
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Durbin-Watson 1.75 1.53
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HEIZZ6.0%) A Al, HER 1~4%5F).

S, ZAAH 2 HypHe EdE 78 oAl
EIHERES A8dl0 GaATY o= tiH]
Zgidol W2 BrpHE s48s 44 Fet £
1 XOlE HWEEE e 22 538 9ag
= QUCL AW, ZdePido] mE BrpHy S3R9
o7t 029AFEAFY ‘09’9t IAATS
‘HEl=2)0lA 1899A(FEAFY ‘0oL’et o
AATY ‘BudgANZ, SAAZIR ZgPid 714
E71Ee T 2 ARIEEEEA 38 3
HE AIE 7Fsdol JASE HOFELL THA] Eal,
rpHd 71E Zdevid BUPHEE7EE0l AR
7} 71& BPHES7IRED e & Al +
EXATY ‘oot IAATY BudEANE &
ARZIZ BAA] AIIEFEA0] UeA] Zi= Ao=
ool Zeivido] 71zt Thsidol =t by
2, SRt 71E 2 BrpEES7HE0l Bt
7VA71E BPHEEEZIERD e 2 B AKRIE
24o] Wsole 76t Zgido] +~aE g
Aoj JrHel: FEATY =T NETY &=
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A~809Y FEOZ(EWHA(BYY) MIA] 1~3
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estimating an incentive FAR and increasement of appraisal value in conjoint renewal program

7b7H 7t

APY Of|A| Table 6. Example of

TEX|7H Hillside area E 4 Dosim
M| ETS Subway station area H|5]|2t2 Teheranro
QIMIEIH XS AFIIE | BAKZE o]
Criteria in estimating an incentive FAR | Appraisal value | Estinated value
EHX| & (A ) Site Area (m) 21911 21911
Z|AHH|(Fp) Minimum required SXE(% FAR 826.2 826.2
Hﬁ? 'ii 22| =H(Fe) Manage required 8XME(% FAR 7262 726.2
LA 2 (Fe-ps) Decreased EEE(%) FAR 100 100
X|Z7HZFA)(P) Land value (EHOERY/m) KMW/m'® 20.252 3.363
EW K] B & (Ayen) Site area (m 1,5380 1,5380
AAHT X|7HZF2)(Py) Land value (HH3ERY/m) KMW/m' 25437 3.859
Subway Station Area 7|HIA[S2SEHE(B,) Net burden r— 5 -
ratio in infrastructure ’ ’

wis) SrE Ratio of two land values
Conversive FAR BBk S55% FAR 11342 12415
Conversive | o1otxi(m) Total floor area 2458 2,720
HUHAT|ZEXE(f;) Standard FAR 0.05 0.05
B~ EXG £xE0) FAR 5.65 565

Bonus FAR HUA(F) S : :
Bonus XY (m) Total floor area 87 87
OIME|E 28X QIMIE| B (Fi=Fr+Fg) Incentive M09 FAR 119.1 129.8
Incentive FAR (Tud) | HHE(m) Total floor area 2,572 2,807
SMRLH THE7HL ML THE7 R 5509 FAR 697.6 697.6
Single development in
'gmay station area (M) | HHE(m) Total floor area 10,729 10,729
SN OIMElE EXE% FAR 167.2 1825
Incentive in subway station area| oioixi(m) Total floor area 2,572 2,807
SR ZRPiY ALY 25 -

Conjoint renewal Final in subway station area 5 FAR b —
Sk ey (Tuc+T)| HBE|(m) Total floor area 13,301 13,536
AL 4E5=E EXE0) FAR 167.2 1825

Increasement by conjoint
renewal development| HH%|(m) Total floor area 2,572 2,807
ALY T Ak CHE 7)) (2420) 100KMW 4141 4141
B i d Zsle (2f2)) 100KMW 4799 4853
subway station area xfo| (24)) 100KMW 65.9 712
od Zol= SAATIRE BrpHEg o183t 2t 8sliA BAsiois REl7t glg 2SR HOZIC)
2ol 2A Rt LR @8 ¢ 4 Atk AW, I FR sRAERIe) Zebidot £2 s

VIErZ: 2N Al EUPHA

7R AP)0.7%

)7} 79| QUrks Wold SEt= ZAAES ol

Algat 11 9 X9 7o) ZgioiAds 871

£ 8% 2 Jisde dEsior & Zolth

=EAE
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QuARSLL SUs JME 2 APgEiHOZ A
7iRS o] thet AR Al, FERITFY SHRAIE
SRELALE 100%p2 HAE= GAETY M
E|HEXEN T/ o] ZEidol mE IA
ATY WPE dsRe o & et &
[L? QulAREh} nRVIKE, ZAKZI B}
7¥A0] 7)Zs10] ot Z2te] QIMEIHERE RO
£ HwslEH F 7IA] 88 4Ag + Atk A
A, AR ByptAg 7I1E2 15 QAEIEE
HEROI7 0%p(T8A7Y P& IMETY
SUHE)OA 2425%p(FERITY ORI FA
A7Y VISEEE, SAAS BT & &
o7t Exfge & & Utk =N, Y SHRAE W

Zgidho] WE ZARZI B QKEIEE
HE XOl= 0.9%p~14%p FEOZ, ZAR7IQL

BrptAg olgst diklo] & ot gigs &
& Uk

S, ZAIRZL 2 BIPIAS olgslel 78t o
AIATY SEA o) Z2Eid me 87k

.25 —

77 o—
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of Est. value (

iC =

ngitmunjung

© 10 20 30 40 50 60 70 80 90 100
Increasement of FAR{%}

Y 1L AMETY SIRAZSE &7t
Eo8YENAM 8HE S7M0 WHE HIHA
Z7He HlR
Fig. 1. Increasement of estimated value by
increasing of FAR in subway station area in retail

market
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YU FRHELA HE 7isyof gt A

B 7. QUAREMO| CHEJN Cit| SHEAIRZE ZETHL BIHH S22 X 8K
SIME (%) (TFEX| 7Y SHEA|E EHEZLAE 100%p ML) Table 7. Increasement of estimated
value and FAR in conjoint renewal development compared with single development in office
market

T A[7262] | 472| 467| 525 659| 598 492] 659| 712| 642| 487 513| 405| 800 683
Dosim | 660y (65.3] (1338) (1720f (105.8| (86.0)| (1672) (1825] (937)| 70.1)] (654) (51.2| (746.8| (3985)

SaEAS0L2)| 121 154 119 199| 140| 156 147 | 215| 153 | 158| 132| 140| 304 | 240
(16.5) (21.0§ (286)| (484)| (236)| (26.3)| (34.6)| (5L1)| (214)| (22.2)] (16.3) (17.4) (138.3) (106.6)

His{2t26464]| 162| 170| 168 | 224 195| 174| 210| 242| 211 | 176| 177| 154]| 430 | 270
Teheranro | (22.2)] (23.2] (40.7)| (54.7)] (33.0)| (29.3)] (49.8)| (57.8)] (29.7)| (24.7)] (22.0) (19.1) (208.2) (121.4)

E“**[‘Si]g@ 96| 130| 90| 163| 108| 131| 109| 176| 118| 134| 105| 21| 221 196
Hil-| Tk | 3] @78] 215 G935)| (180 220 @56/ @16| (65| aBs a30| a49| G7D| @53

side 1ol [594.6] 25.7| 333[ 279 468 | 320| 349 351| 506 344 | 346| 280 291| 654 | 529

areal  veoido | (35.3) (46.1) (686)| (1183] (549)| (60.0)| (85.1)] (1254) (489)| (49.3) (35.0)4 (36.5) (369.9) (2716)

7|E}501.2) | 149| 246] 153 | 339| 178 | 256| 190| 367| 193 | 255| 163| 21.8| 393 | 400
Others (20.4)| (33.8) (36.9)| (84.0)] (30.1)| (43.5)] (45.1)| (89.0)] (27.1)| (36.0)] (20.2) (27.1) (186.4) (190.8)

*PEXTY =AAA SIREAIERS 220 EAFCE Rol5tK| £ Ao A &[0 A Qg

* Dosimyeongyul in hillside area is removed because of it is not statistically significant in model 2.

* PEX|FY SHRAFL [ ] ete| == FEXTYL U2 FREHEY.

** The number in [ ] means manage required FAR in hillside area.

= N AFY PEX| YO AR L ()Qte] == ZAEN Y0 IHE 8XE FIH2Y.

*** The number in () means increasement of FAR by using conjoint renewal development.

18- o1

1} 7IEFS} ThE SHRAIETS] AN Al 7HES 29083t A7l 54839 AIRE 0183l 3Al
7Kg AOI7F 199 Q2 UER, SAAZE 7IE AKE ®pEe €88 QUWEIHEHE 4
QHMEIHEXNES [l A BAEA @ 2 & B U/ obl Z8d H S8 4
o= HOILL ©, '¥E, 'SUE, VIgEs 2ol st

718t X9ils SAIRPIY &jol7k IA LERL St A QuARSA0] JARPIRH B77H 71 2
BAE] dEpdoidE 871 71E QME]  MEIHERE ROIS HIushE 21, SHRAIES] SAl
HEXNES 8% e 7isde grlbior & AVt ® BUpHE VIE QMEIEEHE Aol

H

Zolch 04%p~348.3%p 5307 & BXIE HO|= HHH, A
ZEOT Z-s 59 SHRAIR U SAATS T S
v.a e A7F7to] QIMEIBEXEQ] ROl 0.7%p~19.8p%

FEOZ LIEKITEL T8 QuARSAO] ZAIA7}

2 o7 FH2 gisHu Qe Zebpunyy R BPHE VIE 7S QUEIEERER Fot 2
o] ARIEHEEN0] et Mg riede Azst SN0l UE BV SEEY A0S HY, 029
TR AL o2 g5 MdeEwa oma  H-189% FO= Aot 331, ARFOR ZE 5

=E2|E 27



B 8 471 S| Bl sl SRR A WPt SRRl L 858

SR (%) (FEX 7Y SHEA|Y EHEUAE 100%p ML) Table 8. Increasement of estimated
value and FAR in conjoint renewal development compared with single development in retail

market
- - SN Subwey station area ‘ L .
6'}*«"?'-/\178" - | ¥ Myungdo 7“5@!@321% L2l Nowon | SCHE Dongdaenun| QIAREE Insajongro.
Sub-market | BAIXIZH BIPEA] BAIX|ZH BIPEA| AL BI27HA| SAXH B71A| SAKZH B2
| Appraisal| Estinreted| Appraisal| Estimated| Appraisal| Estimated] Appraisal | Estimated| Appraisal| Estirmeted
value value value value value value value value value value
Y= 2991]] 44 53 36 31 11 09 44 44 34 36
Myungdo | (199) | @44 | 128 | 11 | @67 | (130 | 22 | @22 | 346 | (366
7 HH| = :
[186.6] 74 344 118 150 23 21 173 269 116 127
Bangbaecafe | (830) | (1855 | 444) | (579) | (658 | (766) | (957) | (1643)| (1629) | (3026)
chon
olefe283.0]| 221 319 150 139 18 22 220 251 130 131
Yitaewon | (1102) | (1695)| (580) | (533) | (87.0) | (703) | (274)| (1501) | (2181) | (276.1)
aemp789) 173 258 119 113 23 23 17.5 205 116 129
Youngdeungpo|  (840) | (1314) | (449) | 422 | (666) | (552) | (969 | (1165)| (1650) | (2132
< 9%;56%0% 141 | 194 | 99 86 23 21 | 144 | 156 | 102 | 12
L | e 674 | 92 | 65 | GL7) | 37| @10 | 775 | ©46) | @3L2)| @534)
WEEENRE
T | [1974] 109 225 78 99 71 22 11.2 180 83 12.2
S | Gaebongsihe| (513) | (1125 | @85 | (367) | 411 | 411 | (588 | (999 | (984 | (1821)
. ungsinrim
Hil [ oges |
side| "1537.9] 6.6 1338 50 64 15 17 67 112 52 87
ared| Gayangmokd| (303) | (657) | (180) | (231 | (248 | (293) | (343) | (586) | (557) | (1048
ong
HEs=ry
[234.2] 99 180 7.2 81 20 20 10.2 144 17 106
Qugyaggu| 720) | 875 | @61) | @94 | 374 | @79 | 32 | (7789 | (887) | (1408)
ngheehongcke
YARH
2117) 213 343 145 150 20. 21 213 2638 128 12.7
Myungilmunj| (1057) | (1849 | (557) | (577) | 835 | (763) | (1222) | (1637)| (2091)| (3015)
ung
7|Et 229.6]| 144 252 100 111 23 23 146 20.1 103 12.8
Others 686) | (1282 B72 | @12 | 46 | 40 | 790) | 1137 | (1336)| (2079

oA WHPIHE, OlENgl, SSE, HTASS SIANL 1EATY d5%, L, SUE SeANe 2d3at
QulofM EAHOE Golsix] 28 A2 SAE(0] Hele

* Bangbaecafechon, Yitaewon, Youngdeungoa Chungryangkyungheehongaie in subwey station area and - Kangnamyeok, Nowon, Dongdaemuniin hillside
area are not included because it is not statistically significant in model 3 and model 4.

* DEX| Y SHRAZO [ |oto| ££ REX| 0| PelSnENE

** The number of [ ] means goal management FAR in hillside area.

AT oD PEX| TS AAE U ( Jote] £ HhUo) 2 8N Sohzg.

*** The number of ( ) means mcreasement of FAR by conjoint renewal development

o SRAE L SIAIATON TEAITORIO) ) Tkl BRkEILE SHRAETE AEidel AS Wbt
U WPASIIRS 050 9-800] 0% ekt  AS 71E0E ARI5l] BAfiolo} 8 2oz stk
o} oldg Helsi, QUAREAS B SHRAIS T} ol BAKZH 71E QMEHSRES olSHA
ol Zgishs Aol ZARZIE 7O Aahd AE/ES TE8 A9l ZeE)
QWIEINBHES ASH: BEl WAORT Jisst  ARIEISNEI} Al HRE BRE HZHE 4% o)

0]

—

oo

28 | (AWHSREAA



YUSRSU ZRNLYA HE 7t5g0 2 At

B 8 Y7HRELe| BHEINY tiy| SHRAIETE 2eiE BOHE SHE(Y ®) X 8XHE
S7HER)(TEXTY SHEAE 8HELDLE 100%p HE) (A1) Table 8. Continued

= SIS Subway station area
: e A =g L s AR 7| Et
SHEA| A V i inim|  Gayangmokdong Myungilmunjung - Others
Sub-market | BARH] "R ] SARZH BI7H | BAIRZE| B2 | SARPH BIPH
Appraisal | Estimeted | Appraisal | Estineted | Appraisal | Estineted | Appraisal | Estimeted
1 velue | value value | value value | value value value
H£[299.1] 19 16 27 09 13 10 25 22
Myungdo (213) (184) (44.9) (10.8) (25.7) (18.5) (17.0) (14.9)
HH 7 HE| = [186.6] 52 51 17.2 29 06 -03 81 | 102
Bangbaecafechon (90.6) (128.2) (2184) (55.1) (114.6) (1294) (67.4) (94.7)
[ olEfY [283.0] 5.2 53 -40.6 28 22 04 98 97
Yitaewon (120.5) (117.2) (293.2) (50.7) (152.9) (1184) (89.1) (86.7)
T IS [278.9] 52 52 -179 26 0.6 16 82 82
£ Youngdeungpo 91.7) 91.3) (221.3) (40.2) (116.0) (92.1) (68.2) (67.9)
X OIAFE 2 [296.0] 47 45 -7.8 22 16 20 7.0 64
g Insajongro (73.5) (66.6) (175.5) (30.2) (92.6) (67.2) (54.9) (50.0)
- JHEAIZAIE [197.4) 40 49 -12 24 20 19 56 73
Hill- Gaebongsiheungsinrim (55.7) (78.5) (131.1) (35.0) (69.9) (79.2) 42.1) (58.6)
side 7HU4E = [227.9] 27 3.6 27 | 17 18 19 36 48
area Gayangmokdong (263.7) (277.6) (302.2) (250.9) (254.0) | (26047)| (261.9) (272.0)
M2FAB|S0Y 234.2] 38 43 02 il 20 20 51 60
Chungryangkyungheehongce (50.5) (61.4) (118.0) (28.1) (63.2) (62.0) (38.2) (46.2)
HAZH [211.7] 53 51 -36.1 29 -16 -0.2 9.6 10.2
Myungilmunjung (115.6) | (1247.7) (280.9) (54.9 (146.6) (129.0) (85.5) (94.4)
7|E} [229.6] 48 5.1 -84 25 15 16 70 80
Others (74.8) (89.1) (178.9) (39.3) (94.3) (89.9) (55.9) (66.3)
e S HEE Ol8T AP AT AIEIREEL Al

CSOR AVIRESHY ARG BoplA 71 Jdgd et AlgE + Atk &, 59 siRAE
E MEIREHE RoIS HlusH2 2} sHRAIE  UWolA ZE7ido] ojRoiRls AL, 7IEFS
o] TR R BIPHE 71 QWEIHERE Xt Q SHRAIER AEzido] o)RoKl:= ol

17} 0%p~2425%p +FECE & BAE Hol= ¥ ARZIE 7RloR MEHgRES AMdeh=
B, KElEoR 2Es 59 SRAE W OMET 8 wAoRy sissickn DLk B, Uk 8
il FEATNY MEHEHE Aol REAFME 8880 FHESE TN 87
0.9%p~14%p= UERITE E6 SAAZF & B7F o] siElsle @do] LK), o= §x2l A7t
7H 71E QMEIHERER 78 2RVl e  REuit 8XESE0] HEsEs UEslo) U
B/pPHE E4E9 Rolg HY, 09-3780¢0z L Moz @i weid 8889 E7bt
Aot 311, NEFoz ZFE 5Y SHRAIS W AKIENEES =QIths AZojA Hiolt aig 85
2L WIPHEEIHER 0999~1490% Lt BolM 18 o) 85§ S71E0] Al AIIERE
ERTE 98 SIRAIFS dol= oA &7 8 de B0l tidl @rpiag 88s101 d=
8RE 50| 0K, 8880 F/HEsE B/ A BAEolof @ Aotk
Zo| WolAl= SdT UENIC olkle Hulstd,  EAg s 75 7hsT ASEEAl uA
AZIRENS] ZRo: SAAPL 71 QUEIEE 20053 A7} 54889 ZE ABE BASINoL),

ook AN
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7|THetCE

F1 2n|A SHEAEGHAIR): =ZH(HE 38 ¢
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BX| X|YOE 7|HAH0| FBetol E£X/0] NEO|
80| 7h5 X|%2 YE(MSSHA| 2008)
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B 2 @T0ME AN $ES 300me A
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o2 FH|(O[st "EHEIY)SH=E| Tastrtn ol
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F10. "H2SESEE0[Z KA FEXTYL
B8NE Mg LHUEANM).

F1L "HIHA7|FEHE 0| HHARHE AN ¢
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HZ © PAUNE 7|FE2R S%E J|l2cE #
EAA).
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SEY(YSH O[S R(2005), O EH-ZBA|(2005),
O| X0 &+2(2006), 41271(2011)).
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= 2UI|E WAMSAL 20080 2 20| HA|
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