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Empirical Analyses of Physical Exclusiveness of Multi-family Housing
Estates in Seoul and Its Socioeconomic Effects
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Abstract

This study empirically investigates the degree of physical exclusiveness of multi-family housing estates and its
socioeconomic effects. By combining various physical elements devised to blockade and control the entrance to the estate
as well as housing units, it constructs the index to quantify the degree of physical exclusiveness for the multi-family
housing estates of more than 300 households in Seoul. The statistics reveal that the degree of physical exclusiveness has
increased over time and therefore, as a representative example, two-thirds of the estates are now equipped with barricade
at the entrance, which often symbolizes ‘gated community’. The estimation result of hedonic price model show that
physical exclusiveness has a significant positive effect on housing price. The household survey data for the case study
estates also demonstrate that the residents in the estate of higher degree of physical exclusiveness put a higher housing
value on socioeconomic ‘prestige’ as well as ‘community’, beyond physical ‘security’, and have closer neighborhood
relationship with the residents inside the estate. However, there is no significant difference in neighborhood relationship
with the outside residents depending upon the degree of physical exclusiveness.
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Table 1. Components of Physical Exclusiveness Index

Category Element Points
Entrance of Guard post Yes=1, No=0
estate Barricade  Yes=1, No=0
Guard post=1 (one guard for 2-3 buildings)
Typeand  One guard for each building=2
Entrance ~ number of  One guard for individual entrance in a
of each guard building=3
building Integrated guarding system=4
?y‘;‘e’xat“’ Yes=1, No=0
Everywhere CCTV Yes=1, No=0
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Table 2. Installation Percentage of Components of Physical Exclusiveness Index unit:%
Type and number of guard
Guard post .
Category at estate Barricade  Guard post at One guard foro?:d%:?;iaflor Imjlir::ed A:;:gﬁ:w CCTV
entrance buildings  each building entrance iyste n‘lg
Total 78.7 64.5 50.2 30.7 73 11.7 50.3 934
1970s 67.2 24.1 19.2 67.2 13.6 0.0 6.9 79.3
Construction 1980s 62.5 36.8 30.3 52.7 17.0 0.0 13.9 81.6
year 1990s 78.0 65.0 61.1 33.0 52 0.7 46.2 98.2
2000s 95.6 95.0 56.4 2.2 0.6 40.8 95.0 99.7
CBD & Northwest 87.6 95.5 63.0 11.0 24 23.6 79.8 99.3
Areal sector Northeast 65.3 773 529 356 4.1 74 51.0 91.6
in Seoul Southwest 70.3 80.9 573 252 8.1 9.4 513 933
Southeast 54.3 71.4 31.0 39.1 13.2 16.7 47.6 83.6
ALd4E Aulde] 71 S U= o] HAFY.  Table 3. Summary of Physical Exclusiveness Index
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Figure 1. Physical Exclusiveness Index by Precinct
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Table 4. Regression Result of Hedonic Price Model
Variables E:g,?;fi St:::ljrd Beta t p VIF
(constant) 7.725 .054 143.8 .000
) Distance to city center (Gangnam station) (km) -.037 .000 1.120 -21.57 .000 1.254
ctha(r);:tt:r)izzlcs Number of subway stations within walking distance .016 .008 1.354 2.118 .034 1.247
Walking time to subway station (minute) -.010 .002 1.097 -5.639 .000 1.332
Number of housing unit 5.318E-5 .000 .104 5.025 .000 1.036
Highest number of floors -.005 .001 -.092 -3.480 .001 1.699
Number of parking spaces per household .051 .015 .073 3.398 .000 1.124
Characteristics Age (Years passed after completion) -.003 .002 -.074 -1.995 .046 3.303
of estate and Age? 7.736E-7 .000 314 12.028 .000 1.651
housing Building structure (corridor type=0, stairway type=1) .036 017 043 2.051 .000 1.082
Heating system (central control=0, individual=1) -.149 .016 -.196 -9.088 .000 1.127
Builder reputation (ranked within top 5=1) 075 .020 .084 3.831 .000 1.158
Physical exclusiveness index 012 .006 .058 1.989 .047 2.078
Dependant variable=In(price per pyeong (3.3 m?), N=1,076, R*= .557
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Table 5. Characteristics of Housing Estates Surveyed

Physical exclusiveness index (PEI)

Name Other characteristics
and components
- Construction: 1980s
No.1 PEI=L, guard post Housing unit size: small
No PEI=4, guard post, barricade, one Construction: 1990s

guard for 2-3 buildings, CCTV

PEI=7 guard post, barricade, one gurad
for individual entrance,
automatic system, CCTV

Construction: 1980s
Housing unit size:
medium-large
Construction: 2000s
Residential-commercial
mixed

No. 7

PEI=8 guard post, barricade, integrated

No. 8 guarding system, CCTV
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Table 6. Factor Analysis on Housing Values

Factor loading

Factor Variables
1 2 3 4 5
Liquidity is important and house should be easy to e sold .821 118 .148 .051 .054
Economic House should have an investment value .697 .083 136 312 -178
efficiency of
location It is better for house to be located near commercial facilities .592 197 .082 -.033 288
School district is important for children’s education .565 .029 272 239 .147
It is important to protect privacy -.089 799 .063 .098 130
Security & It is necessary to blockade and control outsiders 130 740 254 .105 .005
Privacy House should be safe 210 716 -.003 -.143 311
Crime prevention is important within estate 293 .683 .030 .010 293
It is important to have facilities to promote communication with neighbors .056 162 .808 .058 .036
It is important to have various facilities for convenience .194 251 707 -.055 .200
Community It is important to interact with neighbors of similar background 277 117 .559 468 -.155
Information exchange is important for children’s education 465 -.043 552 137 .100
It should be convenient to visit cultural and entertainment facilities 218 -.170 .539 144 421
Prestige Neighbors should be similar to me in terms of socioeconomic level .036 .075 .065 799 154
House and neighborhood stand for social status 281 -.039 .075 749 .188
Price doesn't matter if the house has my favorite exterior and facilities. .046 246 .093 258 .663
Design Interior design is important .052 321 .089 .084 .646

What is importance in house is space layout and design

465 211 212 .049 473

Eigenvalue

2,667 2575 2323 1.740  1.730

Variance (%)

14.8 14.3 12.9 9.7 9.6

Accumulative variance (%)

14.8 29.1 42.0 51.7 61.3
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Table 7. Difference in Housing Value Factors by Physical el ek AAH Aeelibe vz oo} 2 F7
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Table 8. Difference in Neighborhood Relationship by Physical Exclusiveness

. . . Degree of Neighbors inside estate Neighbors outside estate
Neighborhood relationship .
exclusiveness Mean Scheffe F Mean Scheffe F
No. 1 3.73 a 2.93 a
Importance qf neighborhood No. 4 3.91 ab 2 726% 3.02 a 177
relationship No. 7 3.85 a 3.02 a
No. 8 4.21 b 3.07 a
No. 1 3.72 a 3.10 a
Number of intimate No. 4 3.73 a 2 4954+ 3.06 a 014
neighbors No. 7 4.06 ab 3.06 a
No. 8 421 b 3.04 a
No. 1 3.75 ab 3.02 a
Degrf?e ofipterchange No. 4 3.57 a 3.054% 2.71 a 900
with neighbors No. 7 3.63 a 2.78 a
No. 8 4.07 b 2.73 a
*p< .1, ¥*p< .05, ***p< 01
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