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EXECUTIVE SUMMARY

A Study on Enhancing Public Value of Port
Redevelopment Projects

Se-Won KIM - Hye-ryeong Lee - Min-Jeong Park

1. Background and Purpose

1) Background

= Securing public value in port redevelopment projects has

emerged as a critical issue.

- Recent trends indicate that the advantages of land development
often disproportionately benefit specific groups, sidelining

broader public interest.

- Port redevelopment projects transform outdated and idle port
spaces into urban areas, necessitating efforts to secure public

value for the benefit of local communities and citizens.

- When the benefits of port redevelopment projects become
disproportionately concentrated among select individuals or
groups, the resulting inequities intensify social inequality, spark
community conflicts, delay project progress, and hinder regional

development.
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- The 3rd Port Redevelopment Basic Plan (2021-2030) identifies

institutionalizing the "securing of publicity in redevelopment” as
a fundamental direction, emphasizing the importance of public
value. However, achieving this public value remains a significant

challenge.

2) Relevance to National Projects

Xvi

This study closely aligns with National Project No. 40:
“Establishing a World-Leading Maritime Transport and

Logistics System.”

Expanding new ports is one of the core objectives of National
Project 40.

Enhancing the public value of port redevelopment projects can
increase local acceptance, accelerate project implementation,
and facilitate the smooth relocation of outdated port functions,

contributing to the expansion of new ports.

Additionally, this study supports National Project No. 41:
“Protecting Marine Territories and Ensuring Sustainable
Ocean Management.”

Given that outdated and idle port areas are part of coastal

regions, securing public value is essential for fostering

coexistence and mutual growth with local communities.
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3) Purpose

= This study aims to propose measures and policy
recommendations to enhance the public value of port
redevelopment projects, thereby improving local and citizen

acceptance. The detailed objectives are as follows:

- First, to examine the concept of public value in port
redevelopment projects, identifying shortcomings and gaps in
the institutional framework designed to secure public value.

- Second, to propose key measures to enhance public value,
including guidelines for public facility area ratios, institutionalizing
landscape considerations, and improving systems for reinvesting

development profits.

- Third, to establish quantitative standards for improving public
value by utilizing pre-negotiation-based public contribution

systems.

- Fourth, to explore balanced strategies to ensure both public
value and profitability for the smooth implementation of port

redevelopment projects.

2. Methodology

1) Academic methodology

= Conducted a comparative analysis of existing research and

systems for evaluating and securing public value in port

xvii



redevelopment projects and other development and

maintenance initiatives.

Reviewed international port redevelopment (waterfront
development) projects to explore ways to strengthen public

value with a focus on public contributions.

Performed simulation analyses to estimate public contributions
for selected redevelopment sites as part of a review of public
contribution system implementation in port redevelopment

projects.

Conducted a Delphi survey with experts to reach a consensus
on the appropriate proportion of public contributions

relative to total project costs.

2) Policy-making methods

xviii

Conducted interviews, workshops, and advisory meetings
with industry stakeholders, experts, and policymakers to enhance

the feasibility and effectiveness of policy recommendations.

Regularly held workshops and interviews with policymakers
throughout the study, from the inception of publicity
enhancement strategies to the formulation of detailed policy

proposals.

Gathered feedback from additional meetings with the Ministry
of Oceans and Fisheries and experts to assess the feasibility of

the proposed strategies and policies.
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{Summary of Workshops and Consultations with Experts and Policymakers)
Date Key Participants Discussion Topics

Government officials

(Busan North Port * Discussed the study’s direction and

2024.1.8. Integrated Development trends in government port
Task Force) redevelopment policies.
Fggé?ﬁ?&?%ﬁﬁgﬁls ¢ |dentified issues and improvement
2024.3.19. v, measures for the public value of Busan

Regeneration Planning
Office) North Port redevelopment.

Academic experts and
2024.5.20. government officials
(interim reporting session)

* Held interim report session and
discussed the study's direction.

Academic experts and | ® Conducted final reporting session and
2024.9.12. government officials evaluated the validity of proposed
(final reporting session) measures.

Government officials
(Busan North Port ¢ Discussed policy feasibility and
Integrated Development | challenges.
Task Force)

2024.10.22.

Source: Prepared by the authors

3. Result

1) Summary

= This study examined strategies to enhance the public value
of port redevelopment projects by redistributing the benefits

generated to local communities and citizens.

- While the concept of public value in port redevelopment can
be broadly defined, this study focused on the public interest

aspect of "benefit redistribution."
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Korea operates various systems to reclaim development
profits for ensuring the public value of land development and

maintenance projects.

Representative systems include the development charge and,
depending on the project, additional systems such as public
contribution through pre-negotiation, reinvestment of development
profits, price caps on sales, and mandatory allocation standards

for public facilities are implemented.

Notably, recent amendments to the National Land Planning and
Utilization Act, Korea's primary legislation governing land
development, have introduced provisions for “public contributions,”

highlighting the need for attention to these developments.

Internationally, similar systems exist to reclaim development
profits through taxes, charges, and obligations for public

infrastructure and facilities.

In major cities like New York and Tokyo, pre-negotiation
procedures are mandatory during urban planning changes, with
systems that providing incentives, such as relaxed floor area
ratio requirements in exchange for public contributions like
infrastructure development.

Examples from major international port redevelopment projects
demonstrate efforts to maximize waterfront functionality
through the deliberate design and placement of amenities such

as promenades, parks, and open spaces.

While various institutional mechanisms exist to secure public

value in port redevelopment projects, their effectiveness
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remains limited.

The 3rd Port Redevelopment Basic Plan, the Port Redevelopment
Act, the Guidelines for Financial Support of Port Redevelopment
Projects, and the Port Redevelopment and Marina Landscape
Guidelines provide legal bases and methods to strengthen public

value in projects.

However, measures such as the reinvestment of development
profits have not yet been implemented, and certain standards
remain as recommendations rather than mandatory
requirements, reducing the practical effectiveness of these

systems.

This study explored the application of pre-negotiation-
based public contribution systems to enhance the public

value of port redevelopment projects.

Based on pre-negotiation systems currently operated by major
local governments, three analysis scenarios were developed, and
the public contribution volumes for key redevelopment sites

were roughly estimated under each scenario.
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{Analysis Scenarios for Estimating Public Contributions in Port Redevelopment Projects)

Category Details of Changes Remarks
. . Projects classified as “Revitalization of Old Projects
Projects Subject to » P - under
; o Downtown Areas” and “Regional Livelihood and .
Public Contribution L construction
. Culture Projects” under the 3rd Port Redevelopment
Analysis or completed

Basic Plan.
are excluded.

Scope of Plan

Changes for Public Land-use district changes.

Contribution
Estimation
* Public Contribution Reference Land Area (m?)
= (1 = (Minimum urban planning facility area within
the plan change zone =+ Total plan change area))
x Total plan change area Based on
Scenario | * Public Contribution Land Area () practices
1 = Public Contribution Reference Land Area from Seoul
x Public Contribution Ratio and Incheon.
Total Public * Total Public Contribution ()
Con’_[rlbu_tlon = Public Contribution Land Area X Post-change
Estimation appraised value per m of the target land
Methods
S .| * Formulas for Total Public Contribution (##) Based on
cenario . ;
2 = (Post-change appraised land value-Pre-change |  practices
appraised land value)x 100% from Busan.
S .| * Formulas for Total Public Contribution () Based on
cenario . practices
= (Post-change appraised land value-Pre-change from
appraised land value) x60% Incheon

Source: Adapted from the following references and guidelines: Seoul Metropolitan City,
Guidelines for Pre-Negotiation Procedures in Urban Planning Changes (6th Revision)
(Directive No. 73 by Seoul Administrative Deputy Mayor 2, Amended March 29,
2024).Busan Metropolitan City, Ordinance on Public Contribution Negotiation in
Urban Planning Changes (Busan Ordinance No. 7171, Enacted January 3,
2024).Incheon Metropolitan City, Operational Guidelines for Pre-Negotiation
Procedures in Urban Planning Changes (Directive No. 8721 by Incheon Balanced
Development Vice Mayor, Established September 8, 2021).

- Based on the analysis, Scenario 2, referencing Busan City's
standards, yielded the highest average public contribution.

Contrastingly, Scenario 1, referencing Seoul and Incheon City

xxii
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standards, exhibited variations in the recovery rate depending

on the project site.

- The ratio of total public contributions to total project costs
ranged from a minimum of 5.8% to a maximum of 35.0%, varying

by scenario.

- Notably, the calculation excluded revenues generated from the

direct use, sales, or leasing of developed land.

( Calculation of Total Public Contributions per Project Site »

Total public contribution (million KRW) | Total public contribution as a
(Recovery rate against land value | percentage of (total project
appreciation) cost + total public contribution)

Total
project
Category |  cost : :
(million  Scenario Scer21ar|o Scenario | Scenario Scer21ar|o Scenario

G 1 (reference) 3 1 (reference) 3
Mokpo
Port, 61,103 101,915 61,149 o o 0
Southorn | 189807 Tio cos (Bov 244%  35.0%  24.4%
Harbor
Busan 6,545 5608  3.365

Yongho 54,595 10.7% 93% 5.8%

(117%)|  (100%) (60%)

Pier
Pohang 265345 38166 22,900
Port, Old | 193152 “> ' ’ 13.8%  19.4% 12.6%
Harbor (66%)  (100%)  (60%) ° ° °
Jeju Port, 67557 83397 50,038
’ ’ ’ 0, 0, 0,
Ar;?t?\orr 270,603 &1%)  (100%) (60%) 20.0% | 23.6% 15.6%

Note: 1) Total project costs are updated based on 2024 values from the 3rd Port
Redevelopment Basic Plan.
2) ‘Recovery rates against land value appreciation are calculated based on Scenario 2
as the standard.
Source: Prepared by the authors

= This study employed two rounds of Delphi surveys with

experts to gather opinions on the introduction of a
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pre-negotiation system and validate the estimated public

contributions derived from the analysis.

The surveys confirmed the feasibility of introducing a pre-

negotiation system for port redevelopment projects.

Experts agreed that public contributions should account for at
least 20% of total project costs, supporting Scenario 2 (Busan
City standards) as the most appropriate approach for public

contribution estimation.

Key considerations for the system’s introduction included the
appropriateness of the public contribution scale, selection of
public contribution facilities, alignment with higher-level plans,
and the establishment of clear criteria and guidelines for public

contributions, with consistent agreement from experts.

This study proposed detailed measures to enhance the public
value of port redevelopment projects, such as introducing
a pre-negotiation system, landscape development, and

reinvestment of development profits.

First, it recommends integrating the pre-negotiation system into
port redevelopment projects by implementing negotiation
procedures involving project planners, developers, the Ministry
of Oceans and Fisheries, and local governments. These
procedures should begin from the basic planning stage and

continue through to project commencement.
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{ Procedures for Applying during the Establishment of Port Redevelopment Project Plans)

Port
redevelopment

Pre—negotiation

Stage project procedure pr?foegaulre Remarks
(Ministry of Oceans overnment)
and Fisheries) 9
Drafting the basic __ Preliminary * Land use plan,
port redevelopment internal survey of Drafting changes to
lan required public the urban
P facilities management plan
U U (Ministry of Oceans
Consultation with Consultation with and Fisheries)
relevant central the Ministry of * Determination of
administrative Oceans and public contribution
agencies and local Fisheries areas and reflection
governments in public facility
, \ J zones based on draft
Basic plan . —
establishment Central Port Policy Participation of urban management
ota Review local government changes (Ministry of
ge om
(8 (} Oceans and Fisheries)
* Internal survey of
required public
facilities (local
Public viewing government) and
A”J?“r?ceme”t fatr;]d and active incorporation into
pu '%Zﬁzw?gno © feedback the basic plan
P collection through mutual
consultation
(Ministry of Oceans
and Fisheries)
Proposal of project .
P olan pro) * Submission of draft
(Local government Application for development plan
or rive?te entity — | = review of draft for pre-negotiation
P Y development plan during project
Proiect ol Ministry of Oceans roposal
roject pian and Fisheries) prop
establishment U T
stage , ,
Consultation with .
Revi . * Collaboration
eview of project relevant bet oot
plan departments and f ween proleg
(research institute) practical pian tFeVI'eW an b
review(Local practical review by

XXV
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the local government
(exchange of opinions)
U
* Submission of draft
Open solicitation for government) de\{elopment plan
third-party N during th|rd—‘p.arty
oroposals proposal solicitation
— local government
review
I S eenns Yoo, .
Evaluation for : : Concurrent .
* Proposal evaluation selecting s evaluation of project
; negotiation sites * plan a.ndl seleptlon of
R N 3 negotiation sites
U U
Submission of
Selection of the negotiation * Preferred negotiation
preferred proposal, candidate submits
negotiation Notification of pre-negotiation
candidate negotiation proposal
commencement
R S R oo
. Formation of the * . .
+  Formation of negotiation ~ + * Joint form ation of
negotiation team coordination ' negotiation team
. committee - (committee)
R Yoo _
N Negotiation(k) :|_* Joint negotiation
U
* Implementation
0 Implement_ation ﬁgggtica?[ri‘gﬁlsetlon of
of appraisal T
* Determination of
public contribution
s s Yoo, _
: 1 * Drafting an
; Finalization of ~ } agreement including
+ Agreement signing negotiation & public contributions
(Drafting of resultsand . (Developer, Ministry
: agreement) completion(Drafti & of Oceans and
3 ng of agreement) - Fisheries, local
:. E government)
U U




Consultation with
related agencies
and public hearings
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* Consultation with
central agencies and
holding of public

hearings
U
Central Port Policy Local government : Locgl vgovlernment
Review participation participation in
policy review
U U
Confirmation of the * Incorporation of
project executor and detailed plans and
project plan Submission of negotiation results

Announcement of
project plans and
designation of
project zones

resident
proposals (district
unit plans)

* Developer submits
district unit plan
(resident proposal)

* Submission of public
contribution plan

Implemen

tation plan

establish
ment
stage

Drafting and
applying for approval
of the
implementation plan

Drafting urban

(Local government management
or private entity — plans
Ministry of Oceans
and Fisheries
[regional office])
U U
Collection of
opinions from local Collecting
government feedback from
(Ministry of Oceans residents and city

and Fisheries —
local government)

council opinions

J

J

Review of opinions
from related

Review by urban
and architectural

agencies committees
U U
Approval and Announcement of
announcement of urban
the implementation management plan
plan decisions

* Including various
impact assessments

* Inclusion of district
unit plan (resident
proposal) in the
implementation plan

XxXVii



Y J

Submission of local

government - o
documents and Public viewing
public viewing
J J
Commencement of .
Construction
redevelopment C o
activities

project

Source: Port Redevelopment Act, Pre—Negotiation Operating Guidelines for Urban Planning
Changes in Incheon, compiled by the author

Second, this study emphasizes the importance of local governments
conducting resident preference surveys to create a list of
potential public contribution facilities and reviewing their

appropriateness when introducing a pre-negotiation system.

- Third, it proposes the establishment of site-specific landscape
guidelines and suggests amendments to the Port Redevelopment
Act to allow the Central Port Policy Review Committee to
evaluate landscape plans.

- Fourth, this study recommends making district unit plans
mandatory for port redevelopment projects and managing
project zones through such plans after project completion.

- Finally, it proposes expanding the scope of reinvesting
development profits. This expansion would cover not only the
project area but also the maintenance costs of public facilities
in other port redevelopment project sites (current or expected)

within the same municipality.

= This study proposed measures to preserve the profitability
of developers potentially impacted by strengthened public

value requirements.
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- Proposed measures to enhance project feasibility include
eliminating overlapping impositions of development charges
and reinvestment obligations, increasing profit-generating land
ratios in basic plans, providing financial support and tax
benefits, offering sales incentives for national and public lands,
and supporting private investment through superstructure

construction and site marketing assistance.

= Policy recommendations were developed to balance public
value and project feasibility in port redevelopment.

- (Recommendation 1) Present effective and rational measures to
secure public value in the basic plan

- (Recommendation 2) Establish guidelines for a pre-negotiation
system specific to port redevelopment

- (Recommendation 3) Promote public awareness of successful
public value cases in port redevelopment projects to shift
perceptions

- (Recommendation 4) Formulate a neutral mediation body to
facilitate negotiations among developers, the government, and
stakeholders

- (Recommendation 5) Secure budgets for port redevelopment

projects from both central and local governments

2) Policy recommendations

= Detailed policy measures and implementation timelines were
proposed to enhance public value in port redevelopment

projects while maintaining developer profitability.

XXixX



- General system improvements are categorized as short-term
(within 3 years), tasks requiring related studies as mid-term
(within 5 years), and those expected to take longer to be

institutionalized as long-term.

{Policy Roadmap for Public Value and Profitability in Port Redevelopment Projects)

Category Measure Detailed Actions ImpITeigeel?;znon
) * Propose procedures to integrate
'“”00'“0'.”945 pre—negotiation into the basic
pre-negotiation plan, project plan, and
system for port implementation plan stages. Long-term
redevelopment o
projects * Develop guidelines based on
these procedures.
* Local governments to gather
resident opinions on proposed
Collecting and public facilities and assess their
reviewing resident appropriateness. Short—term
opinions on public ' « Reflect findings from the basic
facilities plan stage and re-examine during

project and implementation
planning stages.

Public Value Institutional * Establish individual landscape
Enhancement nstitutiona guidelines for each project site.

strengthening for .
Measures pleasa%t Iandsgcape * Improve systems for landscape | Mid-term

creation guideline establishment and review
(e.g., legislative amendments).

* Mandating the establishment of

Managing project district unit plans (to be included in
zones through clear implementation plans) and improving | Short-term
district unit plans systems for managing project zones

through district unit plans.

* Expanding the scope of
development profit reinvestment
to include other project areas and
extending its usage to public Short-term
facility maintenance through
system improvements (legislative
amendments).

Utilizing reinvestment
of development profits
for public facility
maintenance
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Implementation

Category Measure Detailed Actions Timeline

Eliminating
overlapping
impositions of
development charges
and reinvestment
obligations

* Improve systems to resolve
redundancy between
development charges and Short-term
reinvestment requirements (e.g.,
legislative amendments).

* Promote energy self-reliant ports
by expanding renewable energy
Rationally increasing based on the characteristics of
profit-generating land each port,
in basic plans * Demonstrate hydrogen power
generation technology utilizing
marine renewable energy in port

Short-term

Profitability hinterland areas.
Maintenance « Revi devel
Measures Expanding evise port redevelopment

financial support guidelines to

align with the level of support Short-term
provided for infrastructure in other
development projects.

government financial
support and tax
benefits

* Establish special provisions for the

Providing sales sale of national and public lands

incentives for national (ref : t leqislati Short-term
and public lands referencing past legislative
examples).
Encouraging o .
developers to construct ‘ gevellopmg ;ncentn;es f[or
superstructures and EVElopers 1o construc Short-term

superstructures and providing

supporting site marketing support for site sales.

marketing

Source: Prepared by the authors

4. Expected Outcomes

1) Policy effects

= This study contributes to defining policy directions for

enhancing the public value of port redevelopment projects.
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It provides foundational data to support informed policymaking

aimed at improving public value in port redevelopment projects.

It proposes solutions to issues surrounding public value in port
redevelopment, laying the groundwork for substantial policy

improvements.

This study also supports institutional improvements to

promote port redevelopment projects.

By proposing policy measures that balance public value
enhancement with project feasibility, it fosters the sustainable
promotion and successful implementation of redevelopment

initiatives.

2) Social and economic effects

XXXii

This study contributes to revitalizing local economies and
improving residents' quality of life.

Expanding public contributions through port redevelopment can
increase public infrastructure, boosting diverse local industries
and creating jobs and income.

Enhanced public facilities can improve living environments and

quality of life, potentially revitalizing regions at risk of decline.

This study is anticipated to increase social equity and trust.

Expanding public facilities and waterfront spaces can improve
public service accessibility, enhance social equity, and reduce

conflicts.
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- The introduction of a pre-negotiation system can prevent
conflicts through stakeholder agreements and strengthen trust
between local governments, residents, and the central

government.
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