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Does the Inequity in the Gap between Real and Official Housing Price Vary

by Housing Type?

: Focusing on the Differences between Apartment and Multi-family Houses in Seoul
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Abstract

This study examines inequities in both the difference and the ratio between real housing prices and official housing
prices across housing types—particularly multi-family housing and apartments—in Seoul. Using the Real Transaction Price
and Official Housing Price datasets from 2006 to 2024, we estimate pooled cross-sectional models with fixed effects.
The findings indicate that the gap between real and official housing prices widens as the growth rate of real housing
prices increases for both housing types. This discrepancy is more pronounced in multi-family housing than in apartments.
Moreover, as the difference between real and official housing prices widens, the realization rate of official prices declines.
This pattern suggests that official prices tend to be undervalued in high-priced properties, underscoring the presence
of vertical inequity. Furthermore, regional characteristics—such as proximity to subway stations and distance from
Gangnam—affect the gap between real and official housing prices. The gap also exerts a stronger negative effect on the
realization rate of official prices for multi-family housing than for apartments. This finding suggests that official prices
for multi-family housing have been assessed less accurately, reflecting horizontal inequity. Improvements are necessary
to ensure consistent assessment of official prices across housing types. In addition, regional characteristics—including
accessibility to subway stations and distance from Gangnam—should be incorporated into the evaluation of official prices.
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Table 1. Descriptive statistics

Multi-family housing Apartment
Variables
Mean S.D Min Max Mean SD Min Max
Real price (10,000 won/m?) 53564 31474 3560 915179 76849 439.05 36.72 6,699.67
Official price
(10,000 won/m?) 30429 16663 8343 47115615 492 35 281.45 96.33 3,287.36
Difference between real
Price and official price 23135 20051 -82484 715241 276.14 18757 -42189 424660
characteristics (10,000 won/m?)
Official price to
real price ratio (%) 5944 1574 862 95277 6481 10.31 1823 94092
Growthrateinrealpriceby g7 1934 7655 56034 530 1015 76 13710
dong (%)
Housing age (years) 2273 938 1.00 67.00 1399 883 0.00 62.00
Housing :
- Exclusive use area (m°) 5299 2083 6.28 431.63 83.65 3434 10.78 395.06
Floor 244 1.62 -3.00 19.60 7.03 394 -1.00 57.20
Matkes ... Jisassctionsalime 1905 1703 026 90000 767 844 005 40000
characteristics relative to scale (%)
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characteristics

Distance to Gangnam (m)

12,238.65 436287 44738 22266560 10,7/56.81 4970.263 1786621 21,326.82

Number of observations
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Figure 1. Annual real-official price difference (Multi-family
housing)
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Figure 2. Annual real-official price difference (APT)
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Figure 4. Real-official price gap and realization rate by gu (APT)
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Figure 5. Price difference and distance to Gangnam (Multi-family
housing)
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Figure 6. Price ratio and distance to Gangnam (Multi-family
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Price Difference and Distance to Gangnam (APT)

o0 — W07 —— 008 —— 2012 s —-= 08
g Tt L == 0 ——— M

600 o S
B0 T e e
z e e £ .
= T o Tt
Q 400 T e e
[ et ~. “a‘.“_
] Hie - -
£ 300 &5 g
8 X N

ﬁ:::_ L

e
————— =
——a

1] 5000 10000 15000 20000
Distance to Gangnamim)

Figure 7. Price difference and distance to Gangnam (APT)
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Figure 8. Price ratio and distance to Gangnam (APT)
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Table 2. Empirical results for the model of difference between real price and official price

Difference between real and official price

Multi-family APT
Fokk ok
Growth rate in real price by dong (nggi) (gg}?g)
: -10.34257* -523571*
Housing age (01347) (01493)
: : 0.2329™* 0.1469™*
Housing agexHousing age (0.0028) (0.0036)
Fokk ok
Exclusive use area iég%g% (8 g,} gg)
13.1952* 7.560197*
Flogr (0.2021) (0.1082)
* o ok
Transaction volume relative to scale (88%% (83%?;3)
Fock ok
Distance to nearest subway station Eg 8888) (88%?3)
Fokck
Distance to Gangnam 688833) iggg?g)
Distance to Gangnamx 2008 -0.0024* 0.0005
Distance to Gangnam = 2009 0.0007 -0.0015
Distance to Gangnam=2010 0.0005 -0.0036*
Distance to Gangnam=2011 -0.0018 -0.0034
Distance to Gangnam = 2012 -0.0004 -0.0031
Distance to Gangnam = 2013 0.0001 -0.0033
Distance to Gangnamx2014 -0.0011 -0.0024
Distance to Gangnam = 2015 -0.0043"* -0.0032
(Reference: 2007) - - .
Distance to Gangnam = 2016 -0.0072 -0.0033
Distance to Gangnam=2017 -0.0084™* -0.0041*
Distance to Gangnam=2018 -0.0116™* -0.0046™
Distance to Gangnam=2019 -0.00971™* -0.0070™
Distance to Gangnam = 2020 -0.0065™* -0.0105™*
Distance to Gangnam= 2021 -0.0038** -0.0047*
Distance to Gangnam = 2022 -0.0076™* -0.00827*
Distance to Gangnam = 2023 -0.0144™ -0.01217*
415.23827* 271.0819™*
Consinnl (9.6518) (7.4753)
Time fixed-effects Yes Yes
Region fixed-effects Yes Yes
Time x Region fixed-effects Yes Yes
Adj R-squared 0.3208 05847
Number of observations 356,813 90,339

#*<(0.001, #<0.01, *<0.05; Std errors are in parentheses; The std errors of the interaction term ranges are 0.0001
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Table 3. Empirical results for the model of official price to real price ratio

Official price to real price ratio

Multi-family APT
Fkck Feick
Difference between real and official price Eg 88{2)% (8 888%
Fock Feick
Growth rate in real price by dong Eggégg) (888%%
: -1.39617* -0 5040%**
Housing age (0.0092) (0.0098)
: . 0.0216™* 00112
Housing age = Housing age (0.0002) (0.0002)
. 0.0465"* 00217
Exclusive use area (0.0010) (0.0009)
-1 5286™* 0.65047***
Floor (0.0137) (0.0072)
Fokck
Transaction volume relative to scale (8?%% (888%5**
ok deick
Distance to nearest subway station (gggg% (8888%
Distance to Gangnam (ggggg) (88831)
Distance to Gangnam x 2008 -0.0004™* -0.0002*
Distance to Gangnamx 2009 -0.0004™* 0.0001
Distance to Gangnam=2010 -0.0003** 0.0002
Distance to Gangnam=2011 -0.0001 0.0003**
Distance to Gangnam=2012 -0.0001 0.0005***
Distance to Gangnam=2013 -0.0001 0.0004**
Distance to Gangnamx2014 0.0002* 0.0003*
Distance to Gangnamx2015 0.0002* 0.0003*
(Reference: 2007) :
Distance to Gangnam=2016 0.0001 0.0002
Distance to Gangnamx2017 -0.0003** 0.0002
Distance to Gangnam=2018 -0.0004™* 0.0001
Distance to Gangnam=2019 -0.0005™* -0.0002
Distance to Gangnamx 2020 -0.0004™* -0.0002
Distance to Gangnamx 2021 -0.0006™* -0.0004**
Distance to Gangnamx2022 -0.0008™* -0.0002
Distance to Gangnamx2023 -0.00077* -0.0002
97 9644 855128
Gopstanl (0.6522) (0.4899)
Time fixed-effects Yes Yes
Region fixed-effects Yes Yes
Time x Region fixed-effects Yes Yes
Adj R-squared 0.4995 04182
Number of observations 366,813 90,339

#%<(). 001, #<0.01, *<0.05; Std errors are in parentheses; The std errors of the interaction term ranges are 0.0001
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a1, AAHZI} FA7HE S Aol o AE] 2 AL AT -

Ak,

oltE Q] - 2ofli= 201135E 2015 Zra7kAe] A7t
s ARl FUIshe B4l Uit &, sBAl7]dde
7RG AL V7R o EUSS AASHE0] W2 B4
< B3t} 20214900= a7k 9] 727} s iAol 4
&8z @Al Wb, TRZIAR, gRe] AR ut ¥
A7HE 9| BASHEo] thEA YERdthe A& A, oleh 2
o] A= 3T HFof Apo]7} e 22 g F o] F3HE e
2 dEEA] o YERAL Qiths ofvjel dudERith EE,
e SHOEN AAUES ATE o= QAL 7140
= B S A9E FHeR I FHA YA FUT I
go] WehA] oh= A2 48] AHE T art e Foltt

V. ZE A A

FElvehs oe Add=ike g2A NAY At Fgik
o] 7 2 BIFE AARIY, mEtA] FeAt AR AR AR
0| Favhe B2 Hefe] ARRjA] wajo] S, o2t
EpAll Wehs ARe FA7HE Y jigiel At 20134
olF 7| UERtE U F84 7HA 9 A= AL
A9 52 SNl IR 8] AiHA|E S-S A
S2 02 Astgizlol A7 Fel oigh vl wilo] &
7Vl gtk ofef meh, e FA7HA L] A AER A}
WAsR=A], FBAdE A7 fteAlel ik |4l AL,
Alaake] ek dat 378780 diRt sHAle] |AE A AA7L
I ek g B0, FA7HE AT ) F/00 2A7H A7)
H AT FEe] 2984 A7 ERAT 4 e, ol Bt
I FAE R AR EQ] EAIE o717 4= Slnt mEbA FA)
7tAel 7Rt =AIRE] 29/4% EAPF S JlEAlE
A2 BIshs o] Wasith & e ol EA4E
Hio 2, AEA| QYA FEji ot ES gidoR HAg
7ot BAI7HA ) Ao Y FAI7HE BATHEE vlal EAste]
B3 FYS SIskaA) sigltt, olE 913 20064 €
2023 97HA] LA E SAA LT I FH FA7HE HEE 6l
o7 AT (fixed-effects)S E-83lo] EFFo] EA)
Sh=Al, 59 R ofmEt A7t Al=A] BRI,

AAIE aofshd that Aok AA, d-ckAde} oltE
B A} ASEC] S71EE AAHet 3A7HE9 A
o7} A= AR UERITE ol FAIZHl AAH7E 4
A WA XS BolEnt, &, A0l AsdE ¥
A7HE2: ol & 73] WHFstA] 23l7] wiEel A2 et FA
7tA 9] Aotz AX|IL Urtal & 4= Qlck, 53], AT =
o] 7 ol 2pol= AA T} AsEl = WS vkest
o AAHN7PL AsEF AR} FA7H] Aol ot
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AT TRl

Eofl [ t5 A JERTE 1 olt= A-FTAIY FEo] of
HEHC-FY 73 W AFl A3 22 7} AR 0)7] g2
S fEn, FAVALS 7 FEo] ofd ARt 7IEe o
2t g7he e, QYT 735 oltER A =T} 3
A E7go] 5 3HA] ot B7E 710l AT REE S
3| REgsHA] 5T 7HsAdol 2 A= waEr,

A, A7 BA7HAL o7t 245 FAIZHES A4
BHEo] Aadhs Aol HERTE ol 37t FEolA 34171
o] AAH7IE A= REFsHA] H3tal RA| AR = el A
=2 HAET &, W] £33t A7FFE 9| AfALEG
AR 2 v gol 2okl & = 3l ofijt ¥
Al Fatef] floiA] =212 FugAdo] AREA] il glos Al
ARgo] EAGE <viRict, ERY, A|sHEIe A, eIt
o A & A QA S0l upehr = A7} FA7H 7 2
o7 thE2A YERELH, ol FA7HE A0l ol A3 &
3& T3] WHgsor e HolEr

AR, AYTAI FEjo] ofutEo ula] A 712t FAI7H
of Apol7t F7IEF FAIZH @A) ¢ A Fadhs A
OS2 Uehgt, ol Q- FE] FA7HF 0] oltE ju]
AP 3RE E WSkl 9SS SuiRint, oA 22 71
E 7 FYoloE S8 fYEE O At et A2
B2 FHAo] AAEIL A FEE BAEL &, olfER

= FHTAIY 8 257 AR HEE o gl
AL Gl ARelEhal T &= Qi olFR Avhs 22 AdAHIR
AdlE Feolee 3ol uEh Alg FEo] EddE s A
g 5 S 2RIt

AFENE T 2 7 AR o Aok A, 9
THEE FA7HA0] dBEA AR o UES AL Hebo]
Hasitt, 78 f30 2k FA7HA 2 gl oA yE
Ue A2 Ale 2] #9442 Asistl, 5 afAks e
S Alg FEe 2T & A 28, QHAIHS B
A FA7HE AT + e A E20] oftE B
3 27] 2ol FA7HE AEo] ez of2e dAoltt
Il S8k, Ale 2] B8-S FIiAE olERE
OE d-oAd 800 St FA7H 7P S Had Ee
7 ek A, FA7H 2o QlolA A9 A 542 3T 2
87} glek, Ak A2ge 7Pdate] IR o T A9H 5
go] AA7Ie} FAI7HA S Aolet BUBEf FFE R
T A2 A9 542 SR g2 $A7H Aol A9
LA B EddE 2T 4 dee AR, dE S0,
e AL FEHAPE] PUR AU 52 8= QI8 A7
77t S-S SRR, FA7HA0] o1& S 3] RIYsHA| Xdhe
71 Ak EEol, GAldolzke A19E 54 9Al AA
2 FFE U= 81, of’t A 97 E4& WIstA o

160 "=EA=, Me0 M6z (2025)

OH FA7HA ] BT B30 Hold 4= At WEkA, ¥
A7 A Al Zra 22 8 A9 9 s A 22
A A E4& s WRke vidsfof sk Aol Wasitt
E3 ol59 E40] FURFFERE t2A vehh: ke a2
A FA7H Al vt E Bt Sl

& A7 Y AAdTeE SAH Ol gt S44& el
FE9 734, 9=, AYEE oY dE2A YepeAE
Aoz ZA5Ate A ARt AAEE AFde
oA 2jej7t ik, ARl E81aL, £ dtollAlE ARERE A
2 AAAPE 7R AL Qe A AR IR o4 71A] 7
Aol EARIC, AAHte] A9 ATt SEIHA| K B
AE 7] FAZH AT 5= Qo &, RN A7t dojuk= 7
T 3l A2 S4o] RigE 4= UARE, A7t A 2] o]
e BolE 1 FEE g B3 S0 30| AR 5
o itk AV EAIRICE A4, AA7eE BA7H4 2 B4
off elA FA WE2 23] ff3f TAE B2 A
o}, Hoh g 242 HsiAE Y FEE 28T 2aUth Al
Ak, A=) AR AE 7] ARE S, R HEe
Blsk7] 18] B2 ARSshe o] ol Hdsiich, ¥
T, AEE0] HekEo] FFols FAHT A7 &
e 2o AUsH 972 o e WSl HgErE V)
Rkt

AER
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