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Analysis of Indicators and Standards for Residential Redevelopment of
Large Commercial Facilities
- Focusing on the Financial Feasibility of the Grayfield Development in the Hypermarket
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< Abstract >

This study aims to reveal the determinants and criteria for the financial feasibility of enabling commercial
facility redevelopment. In the case of Korea, the revenue of brick and mortal commercial facilities such as
hypermarkets had been continuously declining, which resulted in the need to consider the assets repositioning
strategy to enhance efficiency across low-tier assets to be redeveloped with different usage. However, as the
standardized determinants and criteria for the feasibility study have yet to be established, many retailers had
no choice but to promote the redevelopment business in a limited manner despite the high needs. Therefore,
this study was conducted to review the requirements for enabling Greyfield development with the regulatory
feasible and most effective development projects which are 43 domestic hypermarkets and simulated the
feasibility of development.

Among the total 43 hypermarkets nationwide, eight stores showed economic viability. As a result of
regression analysis and logistic regression analysis on the determinants that affect the feasibility of Greyfield
development, the model of the purchasing price per unit sale area, gross floor area for sale, and the floor-area
ratio achievement were the most explanatory, which could be concluded as a significant impact on business
performance. As a result of reviewing the feasibility criteria of Greyfields for each determinant, unless there was
any regulation on development density, it could be concluded that Greyfield development is possible with a
purchasing price of 5.5 million won/m* above and a total development area of 80,000m™ above. For 31 stores
with low business feasibility, sensitivity analysis was accompanied by assuming ease of regulation is possible
with development density, and if not, a 5-20% increase in purchasing price and a 5-20% discount. As a result,
when the purchasing price increased, eight stores were financially feasible.

Consequently, this study indicates the following implications; as the determinant for private investment for
Greyfield development is defined by regional conditions (purchasing price per unit sale area) and regulatory
conditions (gross floor area for sale, existence of regulations), there is a possibility of difficulties in conducting
internally driven development in areas with low purchasing price. It is required to consider various financial
incentives to induce participation in redevelopment. In the meantime, the public sector should provide multiple
ways to reinvest development profits in the region while encouraging private sector participation.

Keyword : Greyfield, Infilled Development, Urban Rehabilitation, Urban Regeneration, Feasibility Study

* 2 Sh5| 3|, MeAIHOSN 2R TA|CHEHY AeS B4 junwon1977@uos.ac.kr, A ZE, WAIZ R}
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<E 2> YEE ZIHBE MUS KY A N Y BY 72

2 puopy| SEATH HAWA [AUBME 2 ZIASH HUEL NG AYBHE HHLANY | ol
(i) (M) | (e ABY  (B) @AAEN (%) (%) (mi)er | (mi)e=s

MO1 3&5Ef| 59,703 13,494 600 0.950 30 28/6 18 568 125,224 84,742
M02 S3&5E| 42,745 36,919 400 1.000 20/5 18 392 255,479 | 166,874
MO3 =g 49,418 10,313 400 0.881 15 12/3 29 369 60,579 42,015
M04 S-5= 8,050 17,954 300 0.900 15/4 18 270 91,565 59,248
M05 3&5E| 23,211 8,451 700 0.800 14 14/4 18 252 41,579 26,367
M06 S3&5E| 27,263 11,835 400 0.950 16 16/4 18 288 62,489 41,186
MO7 QOAR 25264 17,869 400 0.950 7 7/5 49 343 114,898 72,012
MO8 ZES=E4| 48768 15594 400 0.800 16/4 18 320 87,326 | 59,257
M09 &8 22,420 7,513 900 0.800 45/7 18 810 97,669 66,114
M10 453 15,166 8,765 600 0.950 30/5 18 572 80,070 53,775
M11 F4EEH 24,960 9,981 500 0.944 24/3 18 464 71,841 47,887
M12 3&5El| 42542 10,235 600 1.000 31/6 18 590 93,439 62,734
M13 QOAR 57960 15,107 1,300 0.950 41/9 29 1,231 294,738 | 198,053
M14 QI A 51,434 7,774 1,300 0.950 41/9 29 1,231 151,671 101,917
M15 38| 56,625 15,770 400 0.900 21 18/4 18 356 80,310 51,924
M16 S&FEY| 45,734 8,853 700 0.950 36/6 18 648 94,550 63,565
M17 3&5E1| 52,209 7,234 600 0.900 27/6 18 550 65,829 44,127
M18 S&FEl| 29,147 5,433 1,100 0.800 53/8 18 986 83,994 57,372
M19 QI A& 28490 6,313 1,300 0.800 35/8 29 1,015 104,480 69,127
M20 58| 25,153 9,978 800 0.800 35/6 18 630 104,769 69,846
M21 483 15,095 16,544 400 0.930 17/4 29 369 141,378 91,746
M22 53R 41,208 13,421 400 0.950 19 18/4 18 388 84,284 60,126
M23 83 18,555 7,323 750 0.967 13 13/5 29 398 51,115 33,539
M24 =3 33,068 4,767 1,000 0.930 22 23/5 18 478 37,087 25,646
M25 QI A&l 33577 5,797 500 0.900 7/5 49 344 37,333 23,420
M26 35| 21,151 10,553 500 0.900 10 10/3 18 180 37,991 25,327
M27 S&FEl| 45877 13,457 500 0.950 40 24/5 18 464 102,811 70,515
M28 S8t 43,177 12,759 800 0.900 38/7 18 716 153,874 | 100,286
M29 ZEFEf| 48,178 12,096 800 0.900 37/6 18 730 139,104 96,768
M30 SR 29,118 5,993 300 1.000 5 5/3 29 187 21,994 14,803
M31 @O AR 38802 13,738 1,300 0.900 40/9 29 1,160 258,274 | 170,351
M32 3&3El| 68,876 27,138 1,100 0.950 56/8 18 1,040 455,918 | 303,946
M33 &5 12,734 9,575 600 0.900 12 12/4 18 248 46,724 29,490
M34 ZE=E4| 27811  7.45 700 0.800 31/6 18 558 72,920 | 46,824
M35 QOAR 41619 7,143 800 1.000 10/6 49 491 60,787 39,358
M36 3&5E1| 52,304 18,429 500 0.900 24 16/4 18 320 91,989 58,817
M37 QOAR 55328 10,178 460 1.000 14/5 29 448 76,131 51,704
M38 =g 29,897 7,401 500 0.921 24/5 18 464 56,544 38,781
M39 QA& 55917 8,365 700 1.000 15 14/7 49 687 98,456 63,323
M40 ZEx%| 33022 8822| 600 0950 15 15/ 18 302 47815 3193
M41 QUAEN 59142 13,104 600 0.950 17/5 29 535 115,970 79,279
M42 Z-SFEH| 40,866 14,837 400 0.950 7 7/3 29 224 59,941 42,137
M43 S-S 22,316 26,231 250 0.950 7 7/3 29 203 100,465 68,988

7 37,300 12,105 531 104916 | 69.890
*8EA|% Y ATTAALOIN AHSHE BHES 0SHH & 7§ St B FQ BRSUBE AW ~AStRAY 2 7IA
B3 g oOE - HEUH O BEANUE BE
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ofjAf HEdE g—krga UH%;HI %—*LHI %%‘OHI Z1I*1I%Oﬂr% E.L%OHI 7IELHI %—krgm A
() CHg) (S9) (9g) (Ag)  (Ag)  (Ge) () (99) ()
LEZEH| 125224 30 1,110 2,087 52 279 40 21 3588 | 84,742
ZEZEH| 255479 30 1,260 4,191 82 451 63 126 6,173 | 166,874
ZArESH 60,579 24 778 1,963 92 108 10 31 2036| 42,015
ZEZEH| 91565 24 293 1,500 38 140 20 45 2036| 59,248
ZE=ZEH| 41579 24 308 691 21 55 5 21 1,102 | 26,367
LEREH| 62489 30 465 1,040 33 122 17 31 1,709 | 41,186
QmAEI| 114,898 24 534 1,877 55 159 18 56 2699 | 72,012
LS zEd| 87,326 30 758 1,453 33 145 16 44 2449 | 59,257
LEZEH| 97669 36 289 1,606 40 115 14 48 2112 | 66,114
ZArESH 80,070 30 410 1,312 101 113 11 39 1987 | 53775
ZArESH 71,841 30 567 1,183 126 114 10 12 2,011 47,887
ZEZEH| 93439 36 792 1560 47 215 32 47 2693 | 62,734
QU AHI| 294738 36 1,165 4,806 162 496 73 144 6,846 | 198,053
QU AEL| 151,671 36 823 2,488 97 296 45 75 3824 | 101,917
S53E| 80,310 30 944 1347 35 163 18 40 2548 | 51924
ZE=ZEH| 94550 36 672 1,577 46 174 24 16 2508 | 63565
SSFH| 65,829 30 703 1,109 32 134 17 33 2028 44,127
S5FH| 83994 36 390 1,389 37 116 14 42 1,988 57.372
QU AEH| 104,480 36 391 1,710 51 109 9 51 2322| 49127
ZEZEH| 104,769 36 375 1,725 42 136 17 52 2347 | 9.846
ZAtESH 141,378 30 655 2,304 86 166 13 69 3292 | 91746
TE=ZEH| 84284 30 984 1,405 38 215 31 42 2715| 60,126
ZAESH 51115 24 531 843 70 88 7 25 1564 | 33539
ZArESH 37087 30 603 691 148 128 18 21 1610 | 25646
Qm A 37,333 30 595 687 32 105 14 21 1452 | 23420
SEFH| 37,991 24 338 634 23 72 9 19 1094 | 25327
Z=ZEH| 102,811 30 1,175 1,711 45 230 29 51 3,241 70,515
ZEE| 153874 36 740 2,538 55 233 30 76 3,672 | 100,286
Z=ZEH| 139104 36 569 2,300 51 210 30 69 3229 | 96768
ZAPESH 21994 24 705 414 169 114 14 12 1,428 14,803 1,
QI AHI 258274 36 692 4204 113 274 28 126 5437 | 170,351
Z=ZEH| 455918 36 1272 8257 186 890 148 413 11,165 | 303.946
LEZEH| 46724 24 213 770 23 82 1223 1123 | 29,490
ZEZEH 72920 30 403 1,207 33 104 12 36 179 | 46824
QU AEL| 40,787 30 695 1,109 41 127 15 33 2022| 39358
ZE=ZEH| 91989 30 1,124 1537 40 205 23 46 2975 | 58817
QU AE 76,131 24 1074 1268 43 171 200 38 2614 | 51704
ZAPERSH 56544 24 415 941 72 90 11 28 1557 | 38781
QmAEI 98456 24 1,412 1,789 69 275 34 54 3,633| 63,323
Z=ZEH| 47815 24 497 800 23 83 9 24 1395| 31936
Qm A 115970 30 849 1,916 59 207 27 57 3115| 79.279
SEFH| 59,941 24 831 1,003 26 133 14 30 2037 | 42137
M43 ZEZEH| 100,465 24 738 1,814 37 172 18 54 2833 | 48988
3 104,916 701 1,785 63 186 24 54 2791 69,890
*TERO 4%, ST BYE 7YY
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<H 4> HEE ZHIHE0| Oigh A #A <IE 1> 297t SYAHY N ArdY A
741 O AH: HA O S| AH: 0-|A-| I_l-o
18 2|4 _Q_Z-IE Q_Z-I%_g_x-l_% =N (%) NPV ZHZ 2000
=T (H) At
(%) (A%) (B,%) (B/A) = wl e 2
MO1 HAF| 442 600 568 095 266 195 O .
MO2 O | 116 400 392 098 50 -69
MO3 ZAE| 479 400 369 0.92 -684
MO4 ZAE| 45 300 270 090 -138 -112
MO5 &4| 275 700 252 0.36 -243 :
MO6 Z=| 230 400 288 072 -24 -57 ’ ’
MO7 Z=| 141 400 343 0.86 562
MO8 ZAE| 313 400 320 0.80 -532 o .
M09 5| 298 900 810 0.90 -429 d e |0 HEEE
M10 T | 173 600 572 0.95 -559 e
M11 Ci5L| 250 500 464 093 -902 o o, - R
M12 CHTL| 416 600 590 098 428 303 O o
M13 CHZ | 384 1,300 1,231 095 247 267 O
M14 CHH | 662 1,300 1,231 095 492 441 O 2. A7 ARIA QoI B
M15 Z=| 359 400 356 0.89 556
M16 CHd | 517 700 648 0.93 -17.3 -189 JAIIAE S AZ517] o), M ot BoFoy
M17 2| 722 600 550 092 -506 -335 ,
M19 AL | 451 1,300 1,015 0.78 -509 3t1, 484 NPVE 5t= g —Er*qﬁ HEo] 7+
0 52w W0 o0 0F  mz o st B4 By IR 9098
e ' — olAFO] A0 =2 Talsll 2R AEl F|YBMO B8 =
M22 24F| 307 400 388 097 301 184 O j;: OLZL;ML i] o 94;’4: i e
ES 7}o] IWAIMLS B A5
M23 —'?’—Lf 253 750 398 053 -562 = \_TQ’} = H%T\_—‘] \_741 oa W ﬁO}ME}-
5 sleM A T} Boky} Hof
M24 53| 694 1000 478 048 305 113 O NPvoll tigh 2= 22 md =97 =99
M25 23| 579 500 344 069 -22.6 -154 A 84E 2882 F=(p-value)lt 1% Djtos
M26 A= | 200 500 180 036 -727 -198 LEfLE AFdAgol tisll SAI o2 Rejolet A
M27 MZ| 341 500 464 093 -401 -465 Holu Qo ufjdul= AR CR [ou|stx] of
Vs Hoi| 396 a0 130 091 180 228 € o2 eIt £ ARIRR9.04%)) i
pL=| 71 718V T 2K B E MY Bt BIAHA
M30 ME| 486 300 187 042 -71 65 12 oo 5 Sl . qlAE md N b e ;2]
M31 Z=| 282 1.300 1.160 089 21140 et ol =7t 5% nRtoR uERton, 848 4
M32 77| | 254 1,100 1,040 095 1289 2921 O o gt fo)== 10% o]gto2 LEeRFoL} opitrt
M33 HAH| 133 600 248 041 155 18 O A2 ofjgul= AR R folujstA] k2 Zlo= 1}t
M34 B=| 373 700 558 080 377 Ebdch o2 53 RS o, P AAILY YiE
M35 271|583 800 491 Dl 43 A Thgel FFE lxlE a0l BYTHAAA)
2 Ab - = -
e T el of AgeA(FR) & 4 908, oi7)o] Haf 174
M38 M= | 404 500 464 0.93 -484 AT 7 H‘»goﬂ IS vAHL & 4 Qlo. SpAIR
M39 M2 | 668 700 687 098 -29.3 -366 jJe]= SAAE] o] & H|F-& AFR]ste oy A
M40 ZAL| 374 600 302 050 -315 Ze 2 Apolulo] Q8FS n]AlUkE 7 xfols} FA] o
w2 o] 25 a0 ouTaSE G & Ak
il : - Sajui 20| cholaF tju] NPVe] ojafale NPV
M43 Z7|| 85 250 203 081 -606 Y :4 f" el . N °C °
]1(;_& 360 531 EH?_]: QJ:H_\Eﬁ E‘Oégl Beta?ilti E%]:E [[H, T'_‘Oo}:ﬁ%
«RROJA] Z2k2 A[HAO| {2 LSS ojn|sh ++SH.e Hz Aol 7P¢ 31, I 0oz my 27t &85 24

8389 70% 0|90 % e FSE ojoj
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I HHAIEL HHE 75 A B> 7|&
22 Ut 9ol eeel Atol7t Al 7t
B 2 QRRle BT @ 4 gk 23R4 e
o5 e Aol Fe BAl] o FEge wo
U ARIA0] 9l BAI0] TRalA S DRI 291 S0
2 sl tha =7 ol&stal Qlof, AR AFd/dE Hol
L mEole o oot A8S % 4 Urh
<E 5> ARISINPVIO] Cfet 3l 23
= B SE Beta t p
e -14,855.7 2,915.0 -5.096 .000*=
mMEEX7HLN)  1,089.9 2813 .623 3.875 .000x*
2AAHA(LN) 858.1 203.7 .821 4.211 .000xx*
O UE[(LN) -270.7 2348 -202 -1.153 .256
S48 SHE -1,0648 3828 -.481 -2.782 .008*x

21
*2&H0j| Ci3h adjusted R?=0.338, F=6.365, p=0.01; *+p<0.01

& B SE. Wald P
Chen -1272 499 6505 011
mFEL7HLN) 63 46 5880  .015%+
ETHHZA(LN) 6.7 2.6 5947  015%*
OHIH|(LN) -2.4 1.9 1576 209
8HE HE -7.1 37 3573  .059%xx

*D&0]| i3t Cox?t Snell®|] R?=0.386; **p<0.05; *p<0.10

<E 7> BRSO D2 AlRY o2

2= At 5 22 Msie
Z i) (%)
A1 | 33 2 94.3
a 3 5 625
Az YE=(%) 88.4
“HHZE 0500

A

4

- HYOIE I0[2E T MYY 242 SHeE 17

2 UePgoh PRI 2= 247 5% A4 Al 270
A, 10% A% Al 470 A, 15% ol 1% Aloll=
87l A Eo]l A Equity IRRO] 9.04% o]Ato &2 7)1 M ]
et §FH oide] el o 17HA(MO6)ofl AT 15%
o]} &elsh= H¢ Aol ZIAEI e T, Aol
A9 ol S4AI7E siAlEl o] FFAH

ol =2 Ao g WSt A
Okt olofl whet i g dAldell tigh RS At
Haat Aol Mg A1 JRgArd a2 <

EH 1

v Zlojut 84 E &
I

[‘\O &4’2 o [‘\o

o4z @ 22 G
i

CE 8> ZINY ARYY UZE B4 FIHRR, %)+

Ut S Al OfUH] I A A
5% 10% 15% 20% | 5% 10% 15% 20% |°H4l
MO2| 19.8 342 486 630 51 52 53 54

=

MO4| 1.1 16.7 32.8 48.7/-13.8 -13.8 -13.8 -13.9

M06| 11.6 25.1 380 50.6 2.1 6.8 11.6 16.5-56.3

M16| -40 88 21.0 32.7/-17.3-17.3-17.3 -17.3

M17|-35.5 -225 -10.7 0.8/-44.1 -38.6 -32.8 -27.3

M25/-10.1 0.8 11.0 20.7/-22.4 -22.2 -22.0 -21.8/-41.1
M26|-53.6 -36.4 -22.1 -8.4/-65.2 -58.2 -51.4 -44.8
M27|-265-140 -22 9.3]-39.9 -39.7 -39.4 -39.2

M29| -64 52 169 29.0-15.2-123 -9.2 -6.0
M30| 6.1 188 31.2 431 -69 -6.6 -64 -6.1
M35 -62.7 -44.7 -31.0 -73.1

M36|-65.8 -47.5 -34.1 -22.5

M39(-141 05 146 28.3|-225-155 -83 -0.8
M41]-34.6 -20.9 -95 0.9/-46.2 -40.6 -35.4 -30.4

M42 -73.1
*HOIM =2 AP0l e ZE= ook 55| M03, MOS,
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A= FM0lE AP/E0] HR HOF IRRO| =257 =
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