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Vacancy Chains, Filtering, and the Public Sector (1974)
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Spatial Impacts of Local Housing Programs (198
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Housing Opportunities and Vacnacy Chains (1985)
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Filtering in an Urban Housing Market After the Korean Economic Crisis (2004)
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Filtering, city change and the supply of Low-priced housing in canada (2006)
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An Empirical Study on Housing Supply Effects
Using Housing Vacancy Chain

Tae-Hyun Kim - Young-Duk Kwon - Jun-Woo Cho

In recent years, there has been doubled the concern regarding the supply
effect of housing through urban redevelopment projects, e.g. “New Town
Development”, which replace physically run-down sections of the city with
lavishly developed high-rise condominium complexes. In spite of controversy
of exactness, the supply effect has traditionally been attempted to evaluate in
two tracks: qualitative versus quantitative. One poignant and plausible
criticism on redevelopment is that it ousts the low-income residents from
where they have lived while attracts high- or middle-income families after the

completion of a project.

The supply of new homes would trigger the subsequent relocation of
families: the so-called process of ‘vacancy chain’. In the process, a household
moves into a higher-level house, which former residents leave vacant in the
process of their movement into a better qualified house, then leaves its old
home unoccupied which a lower-income immigrant will take up. If the process
flows from top to down concerning income level, it is assumed as

‘filtering-down’ process.

The purpose of this study is to examine the effects of vacancy chain in
quantity and filtering-down process in quality if new houses are supplied by
the means of redevelopment in Seoul. We suppose that the higher the number
of consecutive relocation, i.e. the length of vacancy chain, the more significant
the quantitative effect, while the more qualified the newly moving-in houses in

the process of vacancy chain, the more convincing the qualitative effect.
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Besides, as to understand the spatial and temporal effects of supply of new
homes in Seoul, we measure the moving distance of families as well as the

listed period of vacant homes in the chain.

We choose three cases, one redevelopment and two reconstruction projects,
which accommodated more than 1,000 households respectively and were
completed in the year of 2005: the total number of newly supplied houses in
three cases was 4,470. The vacancy chain was traced for the next 631 days
after each complex allowed residents to move in. We reviewed the immigrants'

relocation tracks with the government's digitized residence records.

In the study, we estimate the quantitative effect, i.e. the length of vacancy
chain, as 1.49: that is, a new house triggers 1.49 times of moving thus
generates additional 49% of vacant homes in the housing stock. Suppose that
20% is the vacancy rate of housing inventory at each step of migration, the
length of vacancy chain reaches up to 1.69 at large. The average period for a
new house to be occupied is 42 days while the comparable for a frictional
vacant house in the housing stock is just 29 days. The average period for a
vacant house to be appear on the existing housing stock is 112 days from new

house being occupied.

The spatial boundary is estimated as 5.4 kilometers: which seems a
distance limit for a household to accept to move to a new house. The average
distance of moving into a newly built house is 3.4 kilometers while the
comparable of existing housing stock appears one kilometer. Supposing that
those figures are the spatial ranges of residential submarket, we may conclude
that the submarket for existing homes has smaller area than that for newly

developed houses.

Measurement of the changes of floor area and land price due to migration
expresses that 56% of immigrants occupy the more spacious floor areas on the
more expensive land: that is, it denotes their upward movement therefore
makes us confirm the qualitative effect of housing redevelopment. This
tendency, however, appears more significant in the cases of migration into a

newly built houses: in our empirical result, the same trend was not found in



the existing housing stock. We cannot stress that the trickling down effect of
housing supply reach low-income households. It may end up somewhere in the
process of vacancy chain. Therefore, there is no other way than to conclude
that the supply of high-income houses may not improve the quality of home
for low-income households.

Our results imply as follows: first, households tend to move to new houses
as short as possible. Their indisposition to migrate to far-off houses makes
them search for interim housing, where they intend to stay in the very short
period of demolition and construction of redevelopment process, within a
limited boundary, i.e. a short radius from their current residence. As a result,
the rent levels near the redevelopment sites are pressured to soar up once the
residents start to move out.

Second, it is necessary to more clearly redefine the goal of housing
redevelopment project. Thus far has it aimed at transforming the physically
debilitated sections of the city as well as providing the houses in Seoul, which
now possesses very limited vacant land for residential development. In our
study, the feasibility of redevelopment can be verified only at the aspect of
housing quality improvement, since the quantitative effect of housing supply
through redevelopment is much less than the expectation of previous research
and filtering down effect seems restrictively significant only at the stage of

first migration to a newly built house.

Third, it is desirable for the SMG (Seoul Metropolitan Government) to
manage the housing stock, focusing not only on condominium complexes but
also on various types of residential units including detached homes and town
houses. SMG may consider purchasing some non-condominium type houses
then leasing them to low-income families at affordable rentals. If the amount
of stock is decreased, the negative impacts are expected to hover over both
demand and supply sides. Since lowering housing stock is believed the main
factor to cut the vacancy chain off, when the residents in redevelopment areas
begin searching for temporary houses, they may face the difficulty in finding

what they need, i.e. affordable rental houses in the period of redevelopment.
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