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I Abstract |

This paper suggests housing price index methodology to examine changes in housing prices of
areas narrower than the area scope of the existing housing price index, and analyzes changes in
apartment transaction prices as well as Jeonse prices of the 2nd new towns in Seoul Metropolitan
area by utilizing this methodology. We control the characteristics of individual transactions, using
a hedonic price model, and only price changes are indexed over a period of time. This allows to
create a housing price index for areas smaller in scale than cities, counties, and districts, which
are units for the existing indices. The areas of analysis comprises Seongnam Pangyo, Suwon
Gwanggyo, Hwaseong Dongtan, and their nearby residential areas including Seongnam Bundang,
Yongin Suji, Yongin Jukjeon, Yongin Guseong, Yongin Dongbaek, Suwon Yeongtong, Hwaseong
Byeongjeom, Osan Segyo, and the old city center of Osan. The results of analysis are as follows.
First, changes of price in the individual residential areas varied considerably. Second, even during
the so-called period of housing price explosion after 2017, there were areas where price changes
were not significant or even price decreased depending on the residential areas. Third, jeonse prices
rose in all the areas during periods of falling interest rates. Fourth, the rise of jeonse prices
followed the rise of the transaction prices when housing market recovered in 2013. Finally,
even among apartment complexes supplied to the same area during the same period, there is a
price gap of as much as 30~40% depending on their locations.

Keywords: Housing price index, Housing sub-market, Hedonic price model, New town in Seoul
metropolitan area, Housing policy
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(H 4) UL T 2l A 2t

Residuals : Min 1Q Median 30 Max
-0.61554 -0.04428 -0.00642 0.03652 0.56608
Residual standard error : 0.0798 on 8583 degrees of freedom
Multiple r? : 0.8544 Adjusted 2 : 0.8519
F-statistic : 335.9 on 150 and 8583 DF p-value : (2.2e-16
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Coefficients:
Estimate Std. Error t value PrO1t])

(Intercept) 7.641217 0.081026 94.305 {2e-16 *rx
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BE 1) 5T 07 7HAX|s 2l H2A 21t

Call:

Im(formula = I(log(PricePerPyung)) ~ factor(AreaCat) + I(log(Floor)) + factor(APT_name) + factor(ContractMonth), data
= pangyo_sales)

Residuals:
Min 10 Median 30 Max
-0.61554 -0.04428 -0.00642 0.03652 0.56608
Coefficients:
Estimate Std. Error t value PrO1tl)
(Intercept) 7.641217 0.081026 94.305 (2e-16 il
factor(AreaCat)A S 0.228461 0.011458 19.939 (2e-16 *ax
factor(AreaCat)SCHE -0.015849 0.009541 -1.661 0.096741 .
factor(AreaCat)SA 8 0.104761 0.010616 9.869 (2e-16 *rx
I(log(Floor)) 0.027478 0.001160 23.683 {2e-16 *rx
factor(APT_name)eiSiOtS5HX|(FE) 0.002382 0.007624 0.312 0.754740
factor(APT_name)eiSiOtS6HX|(FZ) 0.007637 0.008092 0.944 0.345268
factor(APT_name)eiSiOtS7HX|(F2) 0.002388 0.007865 0.304 0.761384
factor(APT_name)2iSI0FSOTHX|(e TSHAIA) 0.042573  0.010399 4.094 4.28e-05 *xx
factor(APT_name)2S0tS1 HHX|(Ttw AO|Z) -0.169477  0.010411 -16.278 (2e-16 *xk
factor(APT_name)2S0S1HX|(ZM4A0|1F) -0.183907 0.006981 -26.342 {2e-16 bl
factor(APT_name)Z2S0H22HX|(0|X|E &) -0.211453 0.007397 -28.586 {2e-16 bl
factor(APT_name)2E0IS4HX|(F2 -0.123952 0.007459 -16.619 {2e-16 bl
factor(APT_name)2S0tS7HHX| -0.023650 0.007961 -2.971 0.002979 **
factor(APT_name)2S0tES8HX|(FZ) 0.113549 0.008235 13.789 (2e-16 *rx
factor(APT_name)2E0tS9HX|(250{2) 0.099019 0.008877 11.155 (2e-16 *rx
factor(APT_name)t20H2 10 X|(CHE 2 M/H| ) -0.190754 0.008736 -21.836 {2e-16 *rx
factor(APT_name)tt20H213HX|(E ) L2 -0.262047  0.007547 -34.721 (2e-16 Kok
factor(APT_name) 220t 14 X|(AL0tL AR -0.172552 0.009353 -18.449 {2e-16 *rx
factor(APT_name)tt20MS4HX(Z1GHA L) -0.367979  0.008970 -41.025 (2e-16 Xk
factor(APT_name)tt20MS5HX|(GHYLEIRA) -0.259128  0.008773 -29.537 (2e-16 *rx
factor(APT_name)AL20tS6HX|(F25HAIOL) -0.135866 0.010908 -12.456 (2e-16 Fx
factor(APT_name)A2OFSOTHX| (Tt S =) Iy -0.305214 0.009892 -30.856 {2e-16 el
factor(APT_name) QT[S 1 THX| 0.135590 0.015239 8.898 {2e-16 el
factor(APT_name) &l QT2 |S2CHK| 0.067041 0.013451 4,984 6.34e-07 bl
factor(APT_name)Ztil &I0FS11HX|(SHCH) -0.089297 0.009180 -9.728 {2e-16 *rx
factor(APT_name)T W HOIS1HX|(FZ2EHAIOL -0.106773 0.009938 -10.744 (2e-16 *rx
factor(APT_name)H il YOIS2HX|(FE2X|Q) -0.110167 0.011354 -9.703 (2e-16 *rx
factor(APT_name) Wl YOIS3HX|(FE2X|Q) -0.140573 0.008323 -16.889 {2e-16 *rx
factor(APT_name) W HOIS5HX|(FE2X|Q) -0.117115 0.008039 -14.569 {2e-16 *rx
factor(APT_name) Tl HI0FS6THX|(RI& 2XH| ) UTH -0.354588 0.009684 -36.616 {2e-16 *rx
factor(APT_name) &l 20FS7 T X|(ZO00| 2 =) I CH -0.353644  0.008050 -43.930 (2e-16 *rx
factor(APT_name) Ml 2I0FSOCHX|(SHZ 0 HY) -0.149902  0.006925 -21.648 (2e-16 Kok
factor(APT_name) MW E2X|Q T2t 0.223615  0.008804 25.400 (2e-16 *xx
factor(APT_name)HtuZ2X|Q =0t -0.093585 0.013940 -6.713 2.02e-11 el
factor(APT_name) &l S HIASIZ 20| A -0.126456 0.013536 -9.342 {2e-16 bl
factor(ContractMonth)200905 0.400599  0.098017 4.087 4.41e-05 *rx
factor(ContractMonth)200906 0.206100  0.082495 2.498 0.012496 *
factor(ContractMonth)200907 0.392218  0.084980 4.615 3.98e-06 *rx
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(B2 1) MYUIT 0jOR7} 712X 31 HEM ATHHIR)

Estimate Std. Error t value PrO[t])
factor(ContractMonth)200908 0.361912 0.087703 4127 3.72e-05 *rx
factor(ContractMonth)200909 0.180140 0.092466 1.948 0.051426
factor(ContractMonth)200910 0.1573656 0.086528 1.819 0.068997 .
factor(ContractMonth)200911 0.311514 0.092434 3.370 0.000755 *xx
factor(ContractMonth)200912 0.257116 0.085605 3.004 0.002677 *x
factor(ContractMonth)201001 0.352817 0.089495 3.942 8.13e-05 b
factor(ContractMonth)201002 0.419622 0.098043 4.280 1.89e-05 b
factor(ContractMonth)201003 0.238601 0.092424 2.582 0.009851 **
factor(ContractMonth)201004 0.438991 0.097998 4.480 7.58e-06 Fax
factor(ContractMonth)201005 0.392459 0.089480 4.386 1.17e-05 *ax
factor(ContractMonth)201007 0.446572 0.113196 3.945 8.04e-05 xxx
factor(ContractMonth)201008 0.441575 0.113145 3.903 9.58¢-05 *rx
factor(ContractMonth)201009 0.363732 0.098043 3.710 0.000209 *rx
factor(ContractMonth)201010 0.349965 0.097989 3.571 0.000357 *rx
factor(ContractMonth)201011 0.304626 0.097977 3.109 0.001882 **
factor(ContractMonth)201012 0.265053 0.089516 2.961 0.003075 **
factor(ContractMonth)201101 0.362733 0.086451 4.196 2.75e-05 Fh¥
factor(ContractMonth)201102 0.418533 0.098176 4.263 2.04e-05 b
factor(ContractMonth)201103 0.275544  0.086450 3.187 0.001441 **
factor(ContractMonth)201104 0.375519 0.098020 3.831 0.000129 b
factor(ContractMonth)201105 0.325417 0.084363 3.857 0.000115 *rx
factor(ContractMonth)201106 0.387750 0.098030 3.955 7.70e-05 *rx
factor(ContractMonth)201107 0.262702 0.086383 3.041 0.002364 **
factor(ContractMonth)201108 0.364298 0.089490 4.071 4.73e-05 *rx
factor(ContractMonth)201109 0.218387 0.113126 1.930 0.053581 )
factor(ContractMonth)201110 0.246994 0.084891 2.910 0.003629 **
factor(ContractMonth)201111 0.260080 0.084899 3.063 0.002195 **
factor(ContractMonth)201112 0.205323 0.084895 2.419 0.015603 *
factor(ContractMonth)201201 0.303543 0.084894 3.576 0.000351 Fh¥
factor(ContractMonth)201202 0.227578 0.083603 2722 0.006499 **
factor(ContractMonth)201203 0.264682 0.082489 3.209 0.001338 **
factor(ContractMonth)201204 0.229431 0.081524 2.814 0.004900 **
factor(ContractMonth)201205 0.223922 0.081313 2.754 0.005903 **
factor(ContractMonth)201206 0.202144 0.080956 2.497 0.012544 *
factor(ContractMonth)201207 0.143428 0.081330 1.764 0.077848
factor(ContractMonth)201208 0.157722 0.082335 1.916 0.055446
factor(ContractMonth)201209 0.101277 0.080920 1.252 0.210761
factor(ContractMonth)201210 0.114278 0.080574 1.418 0.156138
factor(ContractMonth)201211 0.112546 0.080630 1.396 0.162799
factor(ContractMonth)201212 0.115302 0.080654 1.430 0.152869
factor(ContractMonth)201301 0.107587 0.081216 1.325 0.185306
factor(ContractMonth)201302 0.083650  0.080877 1.034 0.301030
factor(ContractMonth)201303 0.103314  0.080415 1.285 0.198910
factor(ContractMonth)201304 0.123581 0.080487 1.535 0.124719
factor(ContractMonth)201305 0.112747 0.080481 1.401 0.161278
factor(ContractMonth)201306 0.125822 0.080275 1.567 0.117062
factor(ContractMonth)201307 0.133185  0.080838 1.648 0.099482
factor(ContractMonth)201308 0.124656 0.080613 1.546 0.122058

Journal of Real Estate Analysis Vol.5, No.2 (July 2019) 39



Construction of Housing Price Index for Second-Generation New Towns

and Nearby Areas in Seoul Metropolitan Area

(B 1) g5y

OHOHZt 712 K|a= & FHEA Za(AIS)

Estimate Std. Error t value PrO>|t])

factor(ContractMonth)201309 0.139314 0.080423 1.732 0.083262
factor(ContractMonth)201310 0.1561678 0.080346 1.888 0.059085
factor(ContractMonth)201311 0.141259 0.080611 1.752 0.079748 .
factor(ContractMonth)201312 0.158282 0.080452 1.967 0.049168 *
factor(ContractMonth)201401 0.176822 0.080472 2.197 0.028025 ¥
factor(ContractMonth)201402 0.189639 0.080452 2.357 0.018437 *
factor(ContractMonth)201403 0.206046 0.080689 2.554 0.010679 *
factor(ContractMonth)201404 0.205501 0.080970 2.538 0.011167 *
factor(ContractMonth)201405 0.179629 0.080799 2.223 0.026232 *
factor(ContractMonth)201406 0.197416 0.080385 2.456 0.014074 *
factor(ContractMonth)201407 0.202150 0.080651 2.506 0.012213 *
factor(ContractMonth)201408 0.212988 0.080423 2.648 0.008103 **
factor(ContractMonth)201409 0.023818 0.080179 0.297 0.766425
factor(ContractMonth)201410 0.081844  0.080189 1.021 0.307457
factor(ContractMonth)201411 0.190157 0.080471 2.363 0.018147 *
factor(ContractMonth)201412 0.232919 0.080609 2.890 0.003868 *x
factor(ContractMonth)201501 0.244771 0.080383 3.045 0.002333 *x
factor(ContractMonth)201502 0.239627 0.080396 2.981 0.002885 *x
factor(ContractMonth)201503 0.250029 0.080330 3.113 0.001861 *x
factor(ContractMonth)201504 0.257534 0.080417 3.202 0.001367 **
factor(ContractMonth)201505 0.273602 0.080471 3.400 0.000677 *xx
factor(ContractMonth)201506 0.287543 0.080267 3.5682 0.000342 *rE
factor(ContractMonth)201507 0.296443 0.080500 3.683 0.000232 *xx
factor(ContractMonth)201508 0.247112 0.080365 3.075 0.002113 **
factor(ContractMonth)201509 0.317390 0.080371 3.949 7.91e-05 *rE
factor(ContractMonth)201510 0.304987 0.080370 3.795 0.000149 *xx
factor(ContractMonth)201511 0.304891 0.080507 3.787 0.000153 *rx
factor(ContractMonth)201512 0.250592 0.080766 3.103 0.001924 **
factor(ContractMonth)201601 0.302473 0.081054 3.732 0.000191 *r¥
factor(ContractMonth)201602 0.283095 0.081473 3.475 0.000514 *r¥
factor(ContractMonth)201603 0.270962 0.080710 3.357 0.000791 *r%
factor(ContractMonth)201604 0.296439 0.080517 3.682 0.000233 *xx
factor(ContractMonth)201605 0.297070  0.080566 3.687 0.000228 *xx
factor(ContractMonth)201606 0.306189 0.080171 3.819 0.000135 *rE
factor(ContractMonth)201607 0.308528 0.080357 3.839 0.000124 *xx
factor(ContractMonth)201608 0.321307 0.080444 3.994 6.55e-05 *rE
factor(ContractMonth)201609 0.327059 0.080285 4.074 4.67e-05 *xx
factor(ContractMonth)201610 0.336562 0.080300 4.191 2.80e-05 *xx
factor(ContractMonth)201611 0.3563399 0.080545 4.388 1.16e-05 bl
factor(ContractMonth)201612 0.343854  0.080917 4.249 2.17e-05 *xx
factor(ContractMonth)201701 0.326479 0.080931 4.034 5.53e-05 *rx
factor(ContractMonth)201702 0.343748 0.080798 4.254 2.12e-05 *rX
factor(ContractMonth)201703 0.339732 0.080552 4.218 2.50e-05 *rx
factor(ContractMonth)201704 0.344289 0.080276 4.289 1.82e-05 *xx
factor(ContractMonth)201705 0.352422 0.080178 4.396 1.12e-05 *xx
factor(ContractMonth)201706 0.383484 0.080218 4.781 1.78¢-06 *xx
factor(ContractMonth)201707 0.384944 0.080180 4.801 1.61e-06 *xx
factor(ContractMonth)201708 0.404541 0.080350 5.035 4.88e-07 *xx

40 httos.//doiorg/10.30902/jrea. 2019.5.2.17



Eui-Hyun Song - Kyung-Min Kim

(R5 1) ST Wo{7t 7HAXIS 2lH2M Z0(H%)

Estimate Std. Error t value Pr[t])
factor(ContractMonth)201709 0.424050 0.080390 5.275 1.36e-07 *rx
factor(ContractMonth)201710 0.433640 0.080467 5.389 7.27¢-08 *rx
factor(ContractMonth)201711 0.437802 0.080376 5.447 5.27e-08 Hrx
factor(ContractMonth)201712 0.465433 0.080237 5.801 6.84e-09 rrx
factor(ContractMonth)201801 0.524407 0.080262 6.534 6.78e-11 FhE
factor(ContractMonth)201802 0.5635627 0.080529 6.651 3.08e-11 b
factor(ContractMonth)201803 0.635193 0.080832 7.858 4.37e-15 *rE
factor(ContractMonth)201804 0.607317 0.082027 7.404 1.45e-13 *xx
factor(ContractMonth)201805 0.665771 0.082367 8.083 7.18e-16 xxx
factor(ContractMonth)201806 0.622531 0.081521 7.636 2.47e-14 xxx
factor(ContractMonth)201807 0.642178 0.080816 7.946 2.17e-15 xxx
factor(ContractMonth)201808 0.688578 0.080287 8.576 (2e-16 *xx
factor(ContractMonth)201809 0.725386 0.080735 8.985 (2e-16 *xx
factor(ContractMonth)201810 0.716162 0.083054 8.623 (2e-16 *xx
factor(ContractMonth)201811 0.734644 0.083957 8.750 (2e-16 FhE
factor(ContractMonth)201812 0.657934 0.083041 7.923 2.61e-15 FrE

Signif. codes: 0 *** 0.001 ** 0.01 *" 0.05 " 0.1 *" 1

Residual standard error: 0.0798 on 8583 degrees of freedom

Multiple r*: 0.8544 Adjusted r*: 0.8519
F-statistic: 335.9 on 150 and 8583 DF, p-value: {2.2e-16
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