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Abstract

This study empirically analyzes the transition in Seoul’s housing supply ratio by type from 2015 to 2024, focusing on housing policy and

system changes, demographic shifts,

and evolving demand. The research process included a review of major policy and system changes,

analysis of demographic trends and housing supply statistics, time-series analysis of their effects on supply ratios, and formulation of future
despite a 6.9 percent decrease in population, the number of households increased by 7.0 percent,

policy directions. Results show that,

reflecting a structural shift toward smaller households.

During this period, the supply of non-apartment housing declined sharply, while

apartments became dominant after 2018 due to redevelopment policy changes and market conditions. The overall decline in housing supply
was largely attributed to the reduction in non-apartment housing, whereas apartment supply remained stable through ongoing redevelopment

projects. Based on these findings, three main policy directions are suggested for Seoul:

systematic expansion of small and diverse housing

types to meet demand, prioritization of universal design and community-based housing to support an aging population, and preservation of
medium- and large-sized units for families. In addition, the study emphasizes the importance of pipeline-based monitoring and flexible policy

feedback at each stage of the housing supply processs, including approval, construction start, and completion, to enhance policy effectiveness

and sustainability.

IUE : FE R, FF UI&, FA, 2 B, AFFE
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Table 2. Number of permission and approval by year-neighborhood regions (unit: number of households, 10,000s, total(apt))

Contents 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

The inner-city area 02(0.1) | 03(0.2) | 0.4(03) | 03(02) | 1.60.9) | 03(02) | 0.7(0.5) | 04(0.3) | 0.1(0.0) | 0.2(0.1)
The southeastern region | 3.7(2.4) | 2.4(1.3) | 4.7(4.0) | 14(0.7) | 1.4(09) | 130.7) | 1.3(0.8) | 0.8(0.5) | 0.7(0.6) | 1.1(1.0)
The northeastern region | 3.1(1.2) | 2.2(0.7) | 1.8(0.7) | 1.7(0.7) | 1.4(0.7) | 1.7(1.0) | 3.0(1.9) | 0.9(0.4) | 1.2(1.1) | 13(L.1)
The southwestern region | 2.7(0.8) | 2.000.4) | 2.9(1.7) | 2.6(1.6) | 1.4(0.6) | 1.50.7) | 22(1.3) | 1.50.8) | L1(1.0) | 1.3(1.2)
The northwestern region | 1.1(0.4) | 0.8(0.2) | 1.4(0.9) | 0.5(0.1) | 1.00.8) | 0.9(0.5) | 0.8(0.5) | 0.500.4) | 0.6(0.5) | 0.500.5)
Total 1094.9) | 7.72.8) | 11.3(7.5) | 653.3) | 68(3.8) | 573.1) | 8.0(5.1) | 4.124) | 3.73.3) | 4.4(4.0)
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Table 3. Number of construction starts by year-neighborhood regions (unit: number of households, 10,000s, total(apt))
2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
Downtown | 0.2(0.1) 0.4(0.3) 0.3(0.2) 0.2(0.1) 0.5(0.3) 0.2(0.0) 0.2(0.1) 0.4(0.2) 0.1(0.1) 0.1(0.1)
Southeast | 3.0(1.8) 2.4(1.3) 2.8(2.0) 2.1(1.4) 2.9(2.4) 2.5(1.9) 2.2(1.7) 1.3(1.0) 0.7(0.7) 0.9(0.8)
Northeast | 3.0(1.2) 2.3(0.9) 1.8(0.7) 2.1(1.1) 1.5(0.8) 1.7(0.9) 1.8(1.0) 2.2(1.7) 1.0(0.9) 0.9(0.7)
Southwest | 2.5(0.6) 2.6(1.0) 2.5(1.4) 2.3(1.2) 1.6(0.8) 1.3(0.5) 1.3(0.5) 1.6(1.0) 0.8(0.7) 0.3(0.2)
Northwest | 1.3(0.4) 1.8(1.1) 1.6(1.1) 0.9(0.6) 0.9(0.7) 0.9(0.6) 0.6(0.3) 0.8(0.6) 0.4(0.3) 0.2(0.2)
Total 10.0(4.0) 9.5(4.7) 9.0(5.4) 7.6(4.4) 7.4(4.9) 6.6(3.9) 6.1(3.6) 6.2(4.4) 3.1(2.6) 2.4(2.0)
Table 4. Number of completion by yearneighborhood regions (unit: number of households 10,000s, total(apt))
2015 2016 2017 2018 2019 2020 2021 2022 2023 2024
Downtown | 0.2(0.1) 0.2(0.1) 0.8(0.7) 0.2(0.1) 0.3(0.2) 0.3(0.2) 0.3(0.1) 0.2(0.1) 0.3(0.2) 0.1(0.1)
Southeast | 1.4(0.6) 2.3(1.2) 1.5(0.7) 2.4(1.6) 2.4(1.7) 1.9(1.4) 2.6(2.1) 1.1(0.7) 0.8(0.6) 2.5(2.3)
Northeast 1.8(0.4) 2.2(0.5) 2.1(0.9) 1.6(0.6) 2.3(1.4) 1.5(0.9) 1.4(0.7) 1.5(0.9) 1.0(0.6) 0.7(0.5)
Southwest | 1.9(0.5) 2.7(1.0) 2.2(0.8) 1.7(0.6) 2.1(12) 2.3(1.5) 1.7(1.0) 1.5(0.8) 1.0(0.5) 0.6(0.4)
Northwest | 1.2(0.5) 1.8(1.1) 0.90.3) 0.9(0.5) 1.2(0.8) 1.3(1.1) 0.8(0.5) 0.9(0.6) 0.7(0.6) 0.4(0.4)
Total 6.5(2.1) 9.3(3.9) 7.5(3.3) 6.8(3.5) 8.4(5.3) 7.4(4.9) 6.9(4.4) 53(3.1) 3.8(2.4) 4.3(3.7)
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Table 5. Construction supply according to annual policy (unit:
10,000s, number of houses (year-over-year change rate))

Authorization Construction Completion
Year

Nor+ | Tot Non- | Tot Non- | Tot

Apt Apt al Apt Apt al Apt Apt al

2015 | 4.9 6.0 10.9 4.0 6.0 10 2.1 4.4 6.5

2016 2.8 4.9 7.7 4.7 4.8 9.5 39 5.4 9.3
(-42.9)| (-18.3) [ (29.4)| (17.5) | (-20.0) | (-5.0) | (85.7) | (22.7) | (43.1)

2017 7.5 3.8 11.3 5.4 3.6 9.0 33 4.1 7.4
(167.9)| (:22.4) | (46.8) | (14.9) | (:25.0) | (-5.3) |(-15.4)| (-24.1) | (-20.4)

2018 33 32 6.5 4.4 32 7.6 35 34 6.9
(-56.0)| (-15.8) | (-42.5)|(-18.5)| (-11.1) | (-15.6)| (6.1) | (-17.1) | (-6.8)

2019 3.8 3.0 6.8 4.9 2.5 7.4 53 3.1 8.4
(152) | (-6.3) | (4.6) | (11.4) [ (-21.9) | (-2.6) | (51.4) | (-8.8) | (21.7)

2020 3.0 2.7 5.7 3.9 2.6 6.5 4.9 2.5 7.4
(221.1)] (-10.0) | (-16.2) [ (-20.4)| (4.0) |(-12.2)| (-7.5) | (-19.4) |(-11.9)

2021 5.1 3.0 8.1 3.6 2.5 6.1 4.4 2.5 6.9
(70.0) | (1L.1) | (@2.1) | (7.7) | (:3.8) | (-6.2) |(-10.2)| () | (-6.8)

2022 2.4 1.7 4.1 4.4 1.8 6.2 3.1 2.1 52
(-52.9) | (-43.3) | (-49.4)| (22.2) | (-28.0) | (1.6) [(-29.5)| (-16.0) |(-24.6)

2023 33 0.4 3.7 2.6 0.6 32 2.4 1.4 3.8
(37.5) | (-76.5) | (-9.8) |(-40.9)| (-66.7) | (-48.4)| (-22.6) | (-33.3) | (-26.9)

2024 4.0 0.4 44 2.0 0.4 24 3.7 0.6 4.3
Q12| () |(18.9) |(-23.1)](-33.3)|(-25.0)| (54.2) | (-57.1) | (13.2)
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Table 6. Construction supply according to annual policy
(unit: 10,000s, number of houses

Systems and policies

Year
Central government Seoul Metropolitan Governmnet

- Follow-up to the Sep. 1 | - Focus on  expanding
Measures:  Reduction  of public  rental  housing
the minimum period for supply
reconstruction (from 40 to | - “Station Area 2030 Youth

2015 30 years); easing of resale Housing”:  Eased  floor

- restrictions area ratio near subway

2016 | - Introduction of the stations; supply target of
Corporate Rental Housing 80,000 units by 2022
(New Stay) system | - Exercising authority to
(support  through  public revoke  designation  of
land, financing, and tax maintenance zones
benefits) (redevelopment areas)

- Aug. 2 and Sep. 13 | - Five-Year Public Rental
Measures: Designation of Housing ~ Supply  Plan:
speculative zones; 240,000 units planned
strengthened LTV~ and | - Expansion of housing

2017 DTI regulations; reinforced supply through public-

~ taxation policies private partnerships

2018 | - Housing Welfare | - Reinstatement  of  the
Roadmap: Enhanced reconstruction excess
housing support for profit recapture system;
newlyweds and  young stricter safety evaluation
adults standards

- Dec. 16 Measures: Stricter
loan management and tax
regulations

- Amendment to the Lease | - Continued enforcement of
Protection Act: existing  regulations in
Introduction of the right to cooperation with central

2019 request lease renewal and government (e.g., 35-story
~ a cap on rent increases height limit)
2020 | - Aug. 4 Measures: | - Additional supply plans
Development  of  public in station areas: 8,000
and idle land; increased units by 2022; 22,000
FAR for the 3rd new units by 2025
towns; incentives for
public  participation  in
redevelopment
- Six major redevelopment
deregulation measures:

- Feb. 4 Measures: Supply Abolishment of  the
of 830,000 additional units Housing Maintenance
nationwide (including Index System;
320,000 in Seoul); introduction of fast-track
expansion of public planning and  public
housing and urban support (21  candidate

2021 regeneration projects sites)
~ | - Aug. 16 Measures: Supply | - Introduction of “Moa
2022 of 27 million units Housing” and  “Moa
nationwide over five years Towns”: 100 designated
(including 500,000 in sites over 5  years;
Seoul); reform of the planned supply of 30,000
safety inspection system; units
utilization of public and | - Establishment of housing
new town lands and maintenance strategies
under the “Seoul 2040
Urban Master Plan”
- Jan. 10 System Reform:
Immediate  reconstruction Revisi :
- Revision of  housing
of apartments over 30 . T
X : maintenance guidelines:
years old; deregulation of Supnort for re-desienation
small housing units fppo 1o le esig HO d

- Expansion of PF loan I?I p{evmusy cancelie
guarantees ew 10wns

- Aug. 8 Measures: Suppl - Promotion of housing s1te

2023 g cs: Supply development
of 427,000 units in the
~ . . p connection with GTX and
2024 capital region over six Shi 1 i
years; enactment of the nansan raiiway |nes
> - Acceleration of idle land

Special Act (tentative) to
promote reconstruction and

redevelopment
Release of  Greenbelt
Zones: Partial lifting of

greenbelt in Seoripul area
(20,000 units planned)

utilization projects:
tailored tax and housing
subscription  support  for
small-scale builders and
registered landlords
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Table 7. Summary table: directions by housing supply

Systems and policies

Architectural Aspects Policy and Institutional Aspects
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15%), senior care centers,
and intergenerational spaces
- Development of mid-to-large

- Performance-based monitoring
and feedback system using
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residential ~ complexes  for Supply ;
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20_25%)" inclu din;; daycare; immediate policy adaptation
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