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Impacts of housing purchase and rental price changes on population

migration
xl__lgl,—lé——d** " Olg#*** 5 omlolxo**** S ti!_g xl_lk****
Cheon, Sang-Hyun - Lee, Youn-Soo - Lim, Lee-Jung - Park, Sung-Jin
Abstract

The primary purpose of this study is to understand the impacts of housing market
fluctuation, measured by both housing purchase and rental price changes, on population
migration. Our analyses based on panel data between 2004 and 2012 discover the following:
First, within Seoul, there is a non-linear (inverted-U shape) relationship between total
migration rate and housing price changes. We hypothesized this relationship based on the
combination of the two effects — the cost of living effect and the spatial lock-in effect — that
explain the relationship between migration and housing price changes. Our model confirms
this hypothesis, showing that increasing housing price is associated with more active
migration up to a certain point, but once the threshold point is passed the relationship is
inversed. Second, we also found rental price increase negatively influences population
migration in Seoul biannually, what we call ‘biennial contract effect. Finally, however, out of
the Seoul area, we found a negative effect of price changes on migration rates, which is
consistent with general findings of previous overseas studies.

7/ § £« 170|5, Tz, FUNAIZ, LR, BaNE, A5 ot}
Keywords = Population Migration, Housing Purchase Price, Housing Rental Price, Panel Model, Spatial
lock-in effect, biennial contract effect
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Table 1. Literature Summary on Population Migration-Housing Price Studies
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Fig. 1. Hypothesized relationship between total
migration rate and housing price change
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Table 2. List of dependent variables

E=STE

[IE=2 =k

Dependent 18 X

: Formula Data Source
Variable
QA | (HY+TEX)/SA
Ol5& el * 100 A
Total (move-ins + KOSIS
Migration move-outs)/(average | (2004 ~ 2012)
Rate yearly pop.)* 100

T HYRIT = (Hx FRSEQT + AL FOUSEOIF /2
Average yearly pop = (beginning-of-year population +
end-of-year population) / 2

7FE K]S, FERRAMZIAR=(EAE, 2013)0] 2
Asto] Z=ERO] miui7ld W AA7E E4ES A

160 (AhCHet g E- 2 Al A = &t 3

7, FA T, ZRT Age @l
WS ARSI

AREOR AEEN, EXlo8 58S SH
Sistol QI Al WY WHTONA o] Ao
A USEEERFADAL, 2013), A7 A9 B@Y
WET WAmE FANY HSEREAFE
A, 2013) g TES] B0 ERSICE o]

L =
= YR

E

HS-ES AETY W 8A9Y AY
RGHA + @A FHEQ =+ FH FHHE 100,000
| AHAE %% o] =E3IUCE

TAAE B AEQ4A SHO| H4E FHAIGH
A HIECHERFEIAL 2013), AFHRIAIE T
o HISEHEXFTEIAL 2013)2 SFaIACt o]
HEES FHRIGTY T= ATHQAZFY
SHE-HEAGEHE] AAE ARBSI 155}
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At

A B 189 §dg J1isl] flst AEY,
ALY, WSAHIAYS HOHGIE: 2013)
E ARE510] LQAI=(Hildebrand and Mace, 1950)
g LES10] B0 ZglslRict

==t 514 EK] £40] Qo= nRl= Feks
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dFEAE, 2013). At Ak
FEAE, 201398
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Table 3. Descriptive statistics

T MEXY HIMEX|Y
Study Area Seoul Whole Country except Seoul

BE 2E

B o ot se |z | w2 | 22| wa | omn | owe | 5T

Name of Variables and abbreviations Min Max Ave LS-D Min Max Ave ;D

EQF0|SE ™™

Totale Migratign Rate 26.90 47.10 36.90 446 15.10 57.40 2952 6.79
el FEqOjOR7LZ SZE HPC() i _

Housing H—'li—ce Change(Ba?e Year) 10.23 34.89 3.68 7.96 7.15 40.83 3.83 7.39

1A F=Efojoy7t A S ZHE HPC(t-1) 410 | 3489 | 683 8.60 673 40.83 491 811

Housing Price Change(1 year Prior to the Base Year)

24T FEHOjoi 7t A S ZE HPC(t-2)
% l-)lousing Price Change(2 years Prior to the Base -4.10 34.89 743 8.50 -7.30 40.83 3.80 7.56
‘ear)

chfl s FEFENZ7IHSZE RPC(Y) - E
e e G 440 | 1532 | 528 | 439 | -834 | 3152 | 498 | 610
1M FEXN7IH S48 RPC(t-1) ; g
Kol P e et Vo i e e B Ve 337 | 1759 | 678 | 407 | -632 | 3152 | 547 | 619
29H =HFEA7}E S4B RPCE-2) . i
B B s T B s s Vil 613 | 1759 | 500 | 436 | -1091 | 2948 | 369 | 535
39 ZEHN LA SAE RPC(t-3) 613 | 1759 | 499 | 465 | -1091 | 2048 | 319 | 532

Rental Price Change(3 Years Prior to the Base Year)

oI MerdY WHTHHE CiH] FAHXIY HIE
RE 0.00 0.65 0.14 013 0.00 0.66 0.05 0.07
Proportion of Residential District per 100,000 people

LU NEEY WETAEA o yUNe g

000 | 135 | 006 | 019 | 000 138 | 001 | 008
Proportion of Commercial District per 100,000 people
%'ﬂ*b?b:'n’ﬁke';'fmg‘:m Bevisd s 000 | 023 | 006 | 007 | 000 082 | 001 | 006
x'i‘“ﬂﬁ'ﬁj‘gﬁ;ﬁ‘orﬂﬁng o 003 | 046 | 011 | 009 | 000 167 | 005 | 012
f‘é"ﬁ;&%‘ﬂaw&mﬁw 015 | 408 | 119 | 09 | 006 386 | 092 | 063
f%ﬁ%;ﬁ%‘?ofgmﬁon 022 | 231 | o085 | 040 | 020 411 | 120 | o062
:%gﬁﬁgl%?iﬁgcﬁﬁn?ewe 030 | 391 | 141 | o085 | 000 240 | 089 | 044
o dume Bt ;Lﬁﬁgfeﬂ’ooooo —_— 049 | 3504 | 374 | 653 | 055 | e475 | 78 | 7.32
ol HBHEE ASEX)A L WE 027 | 1230 | 524 | 292 | 029 | e424 | 1354 | 969

Number of Welfare Facilities per 100,000 people

Qg XA AH|E GR

1
Per Capita Green Land Area 0.00 69.20 | 23.70 17.46 0.00 5355.60 | 66206 | 67858

ZE59 H[E AH
o htach Hexsiey 059 | 095 | 078 | 009 | 000 095 048 | 028
FASE AEZMX % EN

Bty Ml o bincaing Typw (Housing Tiventiy) 032 | 087 | 070 | 012 | 006 085 051 | 014
X7MHSE LV 469 | 138 | -040 | 141 | -785 136 015 | 083

Land Price Change

TG FAREY FAULYES Lot fIgt K] F6lo] ARESIITE,

E2A Z&55H HIgEAE, 20133 FA%E A nRgog EX|7Hol sigshs W42 K7HH
EZNRFEAE, 2013) HEE BNo] 23518 58S 240 EE?:HO“E} A7PASES sintch o
[} g—%«?&* HES J=55 S++ExF & 1199 AVHEEE 240 ARSI

S50 ARJoZ FEIoH, FARY AEZLA]

TO| ZR0= OIE, t=FE, AGFE, TAN 3) JIEEAH 2 U AFHEO|EEA

FH, FHEE A= Ul FE9 AERT] R+E OlTolET} WHE HSE9 VxEARE BA
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3. R¥o| 7ja
1) 2281 : M2 AF0|S-FEOio7 AT H
g 2y

A WMz ASRY99 Q0|5 -FEm7IAS
4E 2L tst 2ot

TV, = o+ HPG + o HPCGY | +0, HPCS )

+ 0, HPCG + o, HPC, | + o, HPC, ,+aZ +e,

071,

TM =Total Migration RatelEQ1TO15E)

HPC=Housing Price Change(ZFE\Uiui71d S4E)
Z=Vector of other explanatory factors (EQTO|SE0|
Bk F= W0 WE): RE CO RD, Z0. MA, CB ED,
CU, WE GR AH EN, LV

b= & 3 FX Olst )

2) BY2 : HAS QIROIS-FYNOHI A
2g 2%
R Mg Fssl Yist HkgRciol 5
ENi1AEAE TR0 SAe et 2tk

TN, = 3, + B, HPC, + 3,HPC,_ | +3,HPC, _,+BZ +e¢,
TM =Total Migration Rate(EQ1T015E)

HPC=Housing Price ChangeZE\00714 54E)
Z=Vector of other explanatory factors (EQ)T0I580] &
Ske = W40 WE): RE CO RD ZO, MA, CB ED,
CU, WE GR AH EN, LV

3) B3 : A2 QIR0IS-FHUHNIIEEY
g oy

WO e AEsh) it MeRe F

WA IASTE R 42 riet 2o

TN =, +7 RPG + % RPC_ | +7,RPC_, +v,RPC| _,
+ %8, TWEPG* D,y T HBRPG _* D, .,
+WBPCG_y*D, ., T %EPG_*D,,., +;_Z/ ¢



ZFeEfof oo S TM7HH SHEOl A0S0 D0|X|=

I

1f D,,,,, 4) BHE4 . HAME QF0|S-FENRMNZIAES
('7(1+'75)+('71 +’?<;)qu+('73+'7'7)1?{)9—1 7|-E Eo:l
. R DR PR E @79 U Al 35 A U
1 =0
+RPC +;_Z/ +¢ 715}[:]'
TM =Total Migration RatelEQT015E) N[ =5, +8,RPC,+8,RPC. | +8,RPC. ,+ 37 +¢,
RPC=Rental Price ChangeZB1RN7V2 548) ]
TM =Total Migration Rate(EQIF0ISE)
S0 T ORI RPC=Rental Price ChangeZEVRN7V 528)
Z=Vector of other explanatory factors EQ1 70158 & Z=Vector of other explanatory factors (EQT0|S5E0| &
BS F= W0 ME): BE 0 KD 20 MA CB ED go xu wiro| WE): RE CO RD 20 MA CB ED
Gl W, R 20 LTV CU, WE GR AH, EN, LV
# 4. ME 3 HMEX|Y QF0|SE-FHUOIZIASHE 2¥
Table 4. Total Migration Rate-Housing Price Change Models
(@BDAERY (@HMEXIY
%% Zeoiofoly 5248 28 | T0IEE-FUj0IY SUuE E’§
Sequl Modet Whole Country Madel (Non—SeQui)
141 446
0.695 0161
94 sble) a t B t
%*SH‘;’_!E ZEHaOfal7+A ".7:[ lf,‘— =13 HPC(t) squared -0.013** -4.428
14 Fedoioy7td SLE &8 HPC(t-1) squared -0.006* -1.809
22U FEIOjON A B AE _NEE HPC(t-2) squared -0.006* -1.926
SIS =EHONOI7LE S2E HPC( 0.423* 5684 -0.001 -0030
1UH ZFEdOjOi7} 2 Z2HE HPC(t-1) 0122 1.299 -0.082** -2368
24T FEHOYOILHEZLE HPC(t-2) 0.163** 2084 0.051 1561
AlQHHE WY IADIR [HH| F=HX|Y H|8 RE -0.683 -0.275 -9.865** -2.092
AlOHHEH SN CfH| AFIX|S H|E CO -1483 -0939 4436 1342
HH|AFRIBIE H|g RD -1.182 0273 -6.132* 2213
X TLEHQ| A B LB H|g ZO -1512 -0518 3.566** 2311
HZEY_LQX|Z MA -1.298** -4.864 -1.235** -2484
744 LQX|4 CB 1.719* 2444 -1.046 1577
DY MH|AY LQX|4 ED -0.706** -2360 -0.067 -0.104
Ol AMOtEHEt B35|7|HEA| A2 C 0.060 1246 0.259* 1901
Ol ADHRISH ARSI EX|A|H4 WE -0.460** -4.333 0.057 1038
10IEH=X| B XH| 8 GR -0.003 0150 0.00001 -0.097
ZEZE H|IG AH -3391 -0.785 9.148* 4162
7194 AERZmK|$ EN 2727 0811 2782 1182
XSS LV -0.229 -1.295 -1197* -5458
A2 Constant 40.004* 7127 25.856** 8309
*QO|4ZF %A EAESZ 920 Statistically Significant at the 0.10 alpha level
*QO|FE 95%0A EAXCoZ |2|0] Statistically Significant at the 0.05 alpha level
SEAZ 163
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R-Square 0.701 0.269
e T N 5 5
) -0.073 -0.767 030 0.809
1HH ZEAFM 7t S48 RPC(t-1) 0111 0.652 -163* -4.269
22U ZENFAM7IH SZE RPC(t-2) -0.176 -1337 019 0.409
3EH ZENFEAM7IE SZE RPC(t-3) -0.070 -0738
=3[ {0 Even Year Dummy 0973 0499
Basl X ST FEFA 7L SZHE Even Year Dummy X RPC(t) 0.071 0576
s X 1EM FEAFAM 742 25 Even Year Dummy X RPC(t-1) -0.488** -2613
Wasl| X 2T FEATM 712 SZHE Even Year Dummy X RPC(t-2) 0.278* 1752
B3l X 3T FEATIM 742 Z2HE Even Year Dummy X RPC(t-3) -0.218* -1713
AOFHCH MDA CfH| =HX| Y H|lS RE 3184 1253 -11.484* 2611
AloHet SIH oI CHu| AYX|Y HIE CO -2313 -1389 5.059* 1.650
HHIAIY S H|g RD : -2.990 -0.593 .00001 -1.424
X|TLEHQA S LB H|g ZO -4.467 -1472 .00001* 5483
HMZEY_LQX|Z MA -1.017* -3.568 -1.297** -2.629
7442 LQX|$ CB 2426* 3420 -553 -0.880
WEAMH|AY LQX|$ ED -0.797* 2424 -089 0136
QI Aotgict S3t7|BEA|d4 (U 0.050 0982 220 1531
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X|7HHES LV -0.933* -3.826 -1.052* -5.265
A== Constant 40.251* 6.014 20.783** 6.849

*ROeE 90%OM SAECZ {2l0] Statistically Significant at the 0.10 alpha level
Q0|4 95%0|AM EAEHCZ {9|0| Statistically Significant at the 0.05 alpha level
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