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Long-Term Housing Demand and Housing Supply Policy Directions in Seoul

Abstract

This study is to estimate long-term new housing demand in Seoul and to derive policy implications for future housing
supply strategies. Under persistent conditions of low economic growth and severe constraints on land supply, Seoul's
housing market has become increasingly structurally rigid. In this context, housing policy needs to move beyond an
approach centered on the quantitative expansion of housing supply and instead shift toward alleviating mismatches
between household demand structures and the existing housing stock. To this end, the study applied a household-
based Mankiw-Weil (MW) model that incorporates household size, permanent income, and housing costs to estimate
effective housing demand in terms of residential floor area. Using micro-level data from the Housing Survey, household
housing consumption behavior was analyzed and combined with projected household demographics. The estimated
area-based demand was then converted into housing-unit demand by assuming an average residential floor area per
dwelling. The results indicate that future housing demand in Seoul will continue to be driven primarily by one- and two-
person households, while housing demand from three-person households and households with four or more members is
expected to decline. These findings suggest that Seoul's housing policy must simultaneously pursue more sophisticated
management of the existing housing stock and the provision of new housing capable of meeting demand that cannot
be easily substituted within the current stock. Accordingly, this study identified the reconfiguration of housing size
composition as a central policy task, and proposed the use of incentive mechanisms to guide housing supply in alignment
with evolving household demand structures.
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Table 1. Descriptive statistics of input variables for the tobit
model of permanent income

Variable Mean S.D. Min Max

Average ordinary
income
(10,000 KRW)

Gender of
household head 072 0.45 0 1
(Male=T)

Age of
household head

Education of
household head
(College or
higher=1)
Occupation of

household head

(Regular
employment=1)

490260 3,099.38 120 26,160

57.62 16.60 20 98

0.46 0.50 0 1

0.39 0.49 0 1

Net assets
(10,000 KRW)

Note: N=6,956 for net assets, N=7,560 for other variables.

61,340.78 8464834 -19,700 1,140,000

Table 2. Estimation results of the Tobit model for permanent

income
Independent variable Coefficient SE
Gender of household head 880,74 6125
(Male=1)
Age of household head 257.99™* 1054
Age of household head i
SHiuared 248 0.09
Education of household ok
head (College or higher=1) 123179 6994
Occupation of household
head (Regular 80283 69.36
employment=1)
Net assets (10,000 KRW) 00161 0.00
Constant -3,668 42 =* 28723
Sigma? 4817932 81,695

Note: Dependent variable=annual average ordinary income, N=6,956,
Pseudo R2=0.036. *** denotes statistical significance at the 1% level.
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Table 3. Estimation results of the MW regression model

Independent variable Coefficient SE

Two-person household 05190 ** 0.0159
Three-person household 0.6176™* 0.0170
Four-or-more-person household 0.6934 00178
In(Permanent income) 0.4623** 0.0228
In(Housing cost) -0.0159* 0.0086
Constant -03198* 01786

Note: Dependent variable=In(residential floor area in m?). The reference
group for household-size dummy variables is one-person house-
holds. R?=0.5306. * denotes statistical significance at the 10% level.
** denotes statistical significance at the 1% level.
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o, FAAHEA ARE B85 AEE B 25@eS)
o] BEE By, 7Y 47 7R W 4£50] ST
o] SR1IEHTable 4). 77 BAT FAHE HA| KA
e HQlnh, ©hed] mAo] AAl= e opyz), o] |AE
AEdhe FA8E A dsdhe FEelch 3¢ 7 2 49)
ol 7H2 A7, &5 571 H vlsf & WA F FAuE 4
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Table 4. Annual average income and annual average housing
costs by household size

Annual average

income Annual average
Household type (Permanent housing cost
income, (10,000 KRW/m?)
10,000 KRW)
One-person household 4,233.01 2367
Two-person household 522710 3197
Three-person household 6,279.72 3507
Four-or-more-person
Ko eahnld 6,823.09 36.156
#0] xoF, TU%¥ FE& A9T | FA9| F0] 24 4L
& o4 9tk

5. 7HRE 71E FA+2 B =9 2t

q7]oA =2 7HE FAe WA (H-8HA)ol2hs A
AEA 7HEY] AR AE68 (@45 FAHEE FA
AP ] EEH AR F85 59 HA'E uic}, F, AR
9] Aok} AAS BF 1P w 77t BAH o= FFe
B A9 5= Qs B3l F4 93 git 7)o fa
(effective) & T3] 7H-A ol T2 E8]4 A8 (needs)™t
£ AT A2 A FAAET FAH|Goleh= olit Alek4]
& WHgek =8 HAolgk= oujolt}, XEFE U Z|E oAl
ofs] R el A% Sk 9o}, ‘2% conditional)
2hs 2 94 4% 255E0 v Eo] FAU8 9% 1)
A= 84 9 R &7 9| HFeslofA] AEH =8 HEolgh=
%oldt,

A &5 F7HEE 7188 2.0%2 7S o, 72
7 FAeL W3 24 408 AHEY 7 = STt
ugt A, HEHo| AAFLE F7Fe= 27T FlEY
(Table 5). 20259 7]&22 1] 7= 33.55m?, 28 7=
61.86m?, 391 7}H= 74.20m?, 48] o4 7= 83.13mPE 3
BEch 7 = 71l whE H3 F7h= ulAE Aoy, 1919
A 29102 F713 uf) HA FEo| 71 AL, o] F 24194 39,
3Q00llA 491 ol E ZdF WA FHEo| FAf sk ol
t}, o= F71 14 190] 7PA = A R a7} 7 27}
AZ+F Ash= FHIE BojF= Aol

F39 71 = 713 A B 28 29 A% 5
AL, 5T FAESE BHEste] 7Y R S4E
8 HgHAo| ANt R INFe 12 (H-8HE 85m?)Ert
2 Yepdth= Foloh, 449 =8 WA 481 oA} 7R}
202797k FYFE G REC e ot} o= AAHe
o} 7R & Ak 4% 4 WA =871 AWE 7|EL
2 53| dAEE 25y HA R AA 45| 3 uljt
t}, 421 ol 7S Al I3 191~3Q1 7hte]| ti3te] o3t A
2 AA A5 S7HEE YA 2.5%E 7HEE s FYHA
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1. 53| Al 8 42 23| R

F97) A5t 7 $0 3L 71 B9E 71E0R B 77
WA 500} /17 40) e WEE Adstel, 94 Aznkct 2
ROz e e B AESH ARl ol B

Table 5. Estimated housing demand area per household by household size

Assuming real income growth rates of 2.0% (baseline)

(Unit: Exclusive residential floor area, m?)

Assuming real income growth rates of 2.5%

Year One-person  Two-person Three-person Four-or-more- One-person Two-person Three-person Four-or-more-
HH HH HH person HH HH HH HH person HH
2025 33566 61.86 7420 8313 3363 62.00 7437 8332
2026 3386 62.40 7486 8387 34.00 62.69 7520 84725
2027 34156 62.96 7552 8462 3438 63.39 76.04 8519
2028 34 45 63.562 76.19 8537 3477 64.09 76.89 86.14
2029 3476 64.08 76.87 86.12 36156 6481 7774 87.10
2030 3507 64.65 7755 86.89 35656 6553 78.61 88.08
2031 3538 66.22 7824 87.66 3594 66.26 79.49 89.06
2032 35.69 65.80 78.94 8844 36.34 67.00 80.38 90.05
2033 36.01 66.39 79.64 8922 36.75 67.75 8127 91.06
2034 36.33 66.98 80.34 90.02 37.16 68.51 8218 9207
2035 36.65 67.57 81.06 90.82 3768 6927 83.10 9310
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7 VRS T S8R 758 Ao] o, T
A Wsjet 54 WA A PEE ) e =N, 714
O Pagh e FF PR E AP fIRE el

A A GACAE A AERE 7S 7 B A
T8 AH] 7t olE| A A AlFohe 7 8 B 7
FARE 2sle, A=Y A2A| 7R WA S ARSIt

T B SAeN = 7R Y 15T B T4 WA
ARt ol & F13) F7HElolE Aol AlFshe 7HFRE,
A HePd Y o ARE EEeth ddE W s &
8 o] FEE RMgshs AERA, STEQd 4% 9 2019
T FFE ASs] S dHA wHele dEe ARt
T, 7 9y ke S0 #F 3] Y = Mk
7Vt HAE AR

Al WA TAO A= 18014 AbERt Aed $578 1
& 2THA0|A ahERt £ 135 Wt 7 HACE o], o
=Y 35 8 I0E BEUY 5EH 32 9T 9=t
T TR U Y 992 gkt Aol

Y] ¥R SAofA = rAES] 5 48 oA - 18E
o] 58 8 T8 AFYOEN, T o] F7HHoR
8% &5 7Y 8 TFE ARSI

2. M| 71718 8 a7l

S7HECIE A7} Algshs 71 8 A7l A=
R AFEEE AZA tidfrls x| 7h5glo] viE ol§
7hssitt, Ze7HFAAE AuEE, 202548 ©1F 20350714
A& BA 7= AEGE R S8, 53] 19129 7
9] u]F &fj7} =%t Table 6). 20254 71 1% 7= oF

Table 6. Projected number of households in Seoul
(Unit: Households)

One-person Two-person Three-person Four-or-more-

Year - en HH HH person HH
2025 1673083 1115175 761371 614,756
2026 1702804 1132608 755520 532,090
2027 1730412 1150019 750,064 571,178
2028 1752229 1168350 745327 551,043
2029 1770244 1185404 741179 532,609
2030 1784871 1202534 737214 514,943
2031 1796802 1219084 733792 498,773
2032 1807741 1232379 730647 484,902
2033 1816687 1245482 727,539 472,063
2034 1824220 1258225 724232 459,926
2035 1820767 1269920 721585 449438

Source: National Statistical Data Center, Population and Household Projections

1673 7, 291 7R oF 1128 71 0] A1, 2035190
22} oF 1838 71, 1279} 712 F71810], At 71 -0l
A& F8 £8 F2E FESR: o] AP v 3 7
2k 491 o 7HE E2 7IRE B AURE g FAIE Hold,
491 o) 71-9] 739 20254 oF 618F 7htollA] 2035 oF 45%F
TR FEOR Fo180l, T BY soE AR 54
7Fs/de] A,

3. 72 E e 1528 e F By g H HY

7R £ 157 B9 A AL AFsl] Ydte] =
Zielo|8 A7} Aok THHA & AFUeE S8, FAE &
25tk AHAL 20m? ©J3F, 20~40m?, ‘40~60m?, 60~
85m?, ‘85~100m?, ‘100~130m?, ‘130~165m?, 165~230m?,
230m? 23 HYE Fo|Zch, AHAL FA o] E = FEt
Zgsl oltE F FEFEo] tisfiA= A8 A ofudid,

20m’ ©J3}F, 230m* 23 Y| 8 = A|QJstal, Z |
el F04EE 4 93 Y 9 R 7SRl ded
(2015~20249), 7} 8 159 B 77 BHE AHEs)
HTable 7).

o|FA YR MEA| TR FE 15F Bt £ U
A 30](2015~2024%)F B, 201597 2024971%]9] 7]
7 Y AAF 2= AR F7F Ee oMY ARO] YERYA|
gk AlRR o2 7 ol wlet Aoldh diE S Bl 19l
79 Bt =4 WA 20154 54.27m2ollA] 2024'A 50.16m?
2 2&3Q ZAAIE Hold, 12 77 AdiF o s 2k B
o] AFshz Aol ZatEal 92-E& AR, WA 221 7HE9]
FA WAL 5 717F 52t oF 65m? WelollA] AL WE ¢lo] &
Table 7. Historical trends in average residential floor area per

housing unit in Seoul
(Unit: Exclusive residential floor area, m?)

One-person Two-person Three-person Four-or-more-

NEIER HH HH person HH
2015 5427 65.62 70.85 89.94
2016 5317 6534 70,69 8976
2017 5263 65.10 7060 89.89
2018 5205 6488 70.64 90.24
2019 5156 6484 70.83 90.41
2020 5073 6470 70.95 9110
2021 5066 6517 7117 9132
2022 5059 6535 7135 9172
2023 5034 6548 7158 9214
2024 5016 65.69 72.00 9284

Source: Calculated by the authors based on National Statistical Data Center
data on housing by floor area and number of occupants.
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A|Eo], F4aF B YolAl9 H3 AF e HojEdt 321
9 421 o) 79| 3¢ Hat FA HHo] 2z} o T0m?t A,
90m’t] ZHFOE £ 7l FAIE Bolu, tRIVH-E+=
A71H 02 £ A FRH R sk o] ERldr,
olg|dt Aik= AZA| FHARIA 7t HARA] H]
AR AP USE HolF, §3] 19 719 AL F
7 WA Z4E 59 FAv] RS 28 AP jgE A
S8 AbaE,

oA FF(2025~20354) £ 139 W T4 AL A=
2 Hgsfof g}, ¥ 9 159 Het 7% HAZ AA 4]
£ 142 &8I Rt IA S0l 2HEE F3f 7R
HE FUEE AEs] 7Pste] §% 9 139 W 4 WY
& AYsI5cHFigure 1). olofl w191 71to] ofdt 79 139
B A 1AL 202095 20249714 2] S4 IS HHgs}
L, 291 7htel] oi$t HA2- 2021 AR E 2024A7HA) 9] B 7
T2, 391 71t ot HA2 2017WRE 202417 ©] Ehf) A
FZ, 491 o1 71l tigt WAL 2016158 2024137HX)2)
o AL whgstack, 1 A3t 19 71t gt e 15 Ha
FA WA AF7HEE -0.280%, 2% 7HEo] disiA= 0.264%.
32 7= 0.281%, 481 7HR= 0.423%2 VR, ©] S3EE
202441 =20 A3 T, 20254 o|FHE ArERE g5}
AFEE2025~2035'9 AL 2= (Table 8) ol A|AI5F3IE

4, 7| L FH 22 ¥ 2t

(Table 9= A2 £537H-& 71849 2.0%2 7PY5}0]
2026'51E] 20359717 B 107 A2A]2] A Alqf S
FRE 7Y EE 2% AaE AAE Aoltt, (Table 9
o] A9t 8 2= MW 2L 7|REe 2 AEE 7MY
H 278 F8 FALL 9HE 7HRAR ] 283 ¥, B4
9| 7193 Bt FALH| HAL Y3 sl FH QE S
T T2 A3t Aatolr},

7 2 R FRE ATEE, 191 7Rt 221 74
At 38 071 (&0 FE FHY g vERaL et 191

One-person HH Two—person HH

54.50 B5.60
54.00

B5.60
-]
53.00 B540
5250

B5.20
52.00
BLED B5.00
&1.00

54.80
5050

o0
20520162017 2018 2010 2020 2001 2022 2023 2024 20152016 2017 2018 2018 20202021 2022 2023 2024

Table 8. Projected average residential floor area per housing
unitin Seoul
(Unit: Exclusive residential floor area, m?)

One-person Two-person Three-person Four-or-more-

L T HH HH person HH
2025 5002 6586 7220 9324
2026 4988 66.03 7240 9363
2027 4974 66.21 7260 9403
2028 4960 66.38 7281 9443
2029 4946 66.56 73.01 9482
2030 4932 6673 7322 9523
2031 4919 6691 7342 9563
2032 4905 67.09 7363 96.03
2033 4891 67.26 7384 96.44
2034 4877 67 44 7404 96.85
2035 4864 67.62 7425 97.26

Note: Projections are derived by applying growth rates calculated from his-
torical data.

7ME A3t 8= 2026 9F 31t 3 Folq Al 2035\ oF
2T I o Ao Fadhe BES B, ole 19
7 5 Al 718, 37F St A B EE AT A=
W37} kg e Aajolct, Wb 291 7 A7 F 2Rt B e
At 8.8 BlaA QP 2 RAISHAL QT

3¢ 7oAl AR Ao S()9 ol =AY 8.
347} w9 Aow, 49 o4 FHlME A 71zl 2A &)
9| gho] WHHTL, ol FF A2A 79 +8 F7PH 43 71
E o= WS Wk, T8 7 YRl 8 g4
7t A&BE uiRich, 53] 491 ol 7] B¢ A HE F
o] 231 2 AT EFH FEd(-128,4795), tF Feo] of

£F7H 71202 A4 Y52 AU e,

A= PAE F 7 B2 AAE 4 gtk shtbe 7
¥ 8 59 & AQYStaL Akt Bol, ThE Sk &2
ge 22 Egste] At Fpolnt. 39 32 ALlste] &
AR, FF 1093 MEA9) 3 At FE 8= oF 487

Three-person HH Four-or-more-person HH

7210 8350
7150 23,00
.70 9250
7150 BE.OD
7130 81.50
.10 a1.00
.50 B0.50
0,70 50.00

50
201620182017 2018 2010 2020 2021 2022 2023 2024 2NE 2016 2017 F018 2019 20202021 2022 2023 2024

Note: The figure visualizes the values in Table 7 to examine year-by-year structural trends. The unit of measurement is exclusive residential floor area in

square meters.

Figure 1. Historical trends in average residential floor area per housing unit by household size (2015-2024)
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Table 9. Estimated annual new housing demand in Seoul

(Unit: Number of housing units)

Yeir One-person Two-person Three-person Four-or-more- _Annual 1o_tal _Annual iqial
HH HH HH person HH  (Excluding negative values) (Including negative values)
2026 33313 22,990 -1,313 -17,768 56,302 37,221
2027 32,489 23214 -947 -16,366 55,703 38,390
2028 29,069 24,342 -236 -15,826 53410 37,360
2029 26,916 23373 354 -14,438 50,641 36,203
2030 24,969 23,694 523 -13,882 49,187 35,306
2031 23,445 23,379 1,080 -12,649 47903 35,254
2032 23,098 20,432 1,361 -10,6569 44,891 34,232
2033 21,994 20,451 1,389 -9.813 43,834 34,021
2034 21,276 20,301 1,161 -9.261 42,738 33478
2035 20,095 19459 1,867 -7816 41,420 33,604
Total 256,662 221,633 5,240 -128479 486,031 355,056

63 52 Uehdel, £9] gt tlshA] gL it ek 212
st FH Sk AAg 2024, g Axo A &
Felofo} B T A1t S FRE SJoleich,

W, 29 3he Tgelol BT A 4 A7 FH sor
oF 357 53 32 Fagit, o] X VI A WE F
Ay 39 £a H24 Z7] ¥ £ et demand)E
ofujshe Ao=A 177 Wsle] HE FUFRY So-FF
AA L AHe F5S Bart USE BofErh olof HisiA=
2 A ko] 48] =ej3h|2 B,

VI, IS EAT & 2

d

b1

1. BaEE 4

1o

9|9|

.{

& oA ARET AEE 872 71E 59 At o]
2 fAET 7RI 54 9 9} t-1AR)of EA5ke 5
8 a7t 82 02 A gheths AAlshe Aol =¥
Slof| w2 HA, A7 A= ol 2] B, S R uf
& 7 AL 4 Fo] IR §F2 AHlolA, &3 8.
= Rzl Aol FEshe WA Q] FEHEE Avtsie] S
TRFEE AlRitks ojulold}, 7|E 8 312 A4AE B8}
7] $1RE 8= ERISHA] 9L gholeh, ofRt 8 Al g
& B o, S5 vt SSEERtE 4P 5
5 0] BT 4= 3l weEkd AR 8 35 Aoy
AEZR] 3 FEE AT Yol &5 At w80l st
BAPeE 702 3she Ao] dvHHoltAESA,
2024).

2. TAIZEY £ F3o| aby W Zn}

e
rR

B Aol AR Fe WARS A B3 AEE 2SR
oA, B e Ane] 7] WE R Bedte] AR wA
131 0} Al F) Aol HgsH YA O AF

-
2
=

Al AEAl ) Aate] 7] WEkE sielsly] fiste] FEE
EAAEE B3, U 2dE FES 7152 =2 (Table 10),
°oF 40\ 7t Aol A o] T8 o= WS F-2510] 7] WA vl
< AFgstsirt.

T A3, 59 A7} 401 73 AFA oF 3.07% Hashe
gjeo] AEGrHTable 11). o= AF225H 40d Aol 4
AE FE 1008 F oF 337} BAEIths ujojr), thgl=,
A A= 409 A 58 o]l floflA AeE BHES 283k
A Al AT b abEE

A g, AEAllAM FF 1097 oF 47.27 B 5]
Ao WY Aoz FHHKTable 12). o] BA 2F& A4
A GuAglel mE HAE 2SR o2 T EolH,
AEAI FEAR S4E AT o £ AT difE
AN - A= 5 Aulabdel mhE Bdo] 2 Ao diEn

Table 10. Housing stock in Seoul in 1985, 1990, and 1995
(Unit: Number of housing units, %)

Average

Ave
annual annadr
Year 1985 Year 1990 Year 1995  growth growth
rate, 1985- rate, 1990-
1990 1995
1,176,162 1,606,080 1,688,111 6.43% 1.00%
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Table 11. Estimated average demolition rate of housing in year (k—40) in Seoul

Year (k) 2016

42,579

2017
47,534

2018

Demolished housing units 33,459

2019
32,370

2020
30,012

2021
33,489

2022
17,168

2023
16,337

2024
13,322

Housing stock

2,830,857 2866845 2894078 2953964 3015371 3068494 3111323 3165331 3,170,332

Average annual growth

rate of housing stock 1.35% 1.27% 0.95% 207% 2.08% 1.76% 1.40% 1.41% 0.48%
Mean annual housing stock growth rate 1.46%
Year (k-40) 1976 1977 1978 1979 1980 1981 1982 1983 1984
E’(?:OS)'"Q Stackinyear 912879 926380 940,100 954013 968133 982253 996578 1,011,112 1025859
Demoalition rate a = o O = i = = "
from year (k—40) to year k 4.66% 513% 3.66% 3.39% 3.10% 341% 1.72% 1.62% 1.30%
Average demolition rate from year (k—40) to year k (excluding the minimum (2024) and maximum (2017) values) 3.07%

Table 12. Long-Term housing demalition estimates in Seoul

Year Year Housing stockin Demolished housing
s (s-40) year (s-40) units
2026 1986 104,113 38,241
2027 1987 103,896 40,623
2028 1988 103,679 437233
2029 1989 103,463 46,098
2030 1990 103,247 49,247
2031 1991 101,975 49,652
2032 1992 100,718 50,105
2033 1993 99477 50,607
2034 1994 98,252 51,159
2035 1995 97,041 51,763
Number of demolished housing units in 471,966

Seoul over 10 years (2026—2035)

Vi, 24 Zujol] cht R 71X =2

1, 7175 TSR PR MUR|of 2t =0
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Table 13. Direction of the housing supply support framework in Seoul

Space type/ <9 m?

Floor-area standard

Top-priority inducement area in Seoul
Transit-oriented

and public support private rental

Core policy-led area of Seoul

« Strengthen incentives for urban renewal projects
area « Link priority to public purchase, long-term jeonse,

<40 m*
Strategic intensive support area of Seoul

Intensive support area

* Respond to commuting-to-work housing demand
of youth and one-person households

« Limit to public rental and policy-oriented housing

Core inducement area in Seoul

2 2 * Induce expansion of suppl
General residential area p pply

« Serve as a standard for unit size composition

Selective and supplementary support area

* Prevent excessive small-size bias

» Limit to certain demand groups or public-purpose
projects

Inducement area for small-size units and regeneration of old housing stock
= Actively induce conversion and redevelopment of existing medium-sized old housing (link with public

acquisition, unit split, and remodeling)
* Promotion of overall downsizing in unit size composition for redevelopment of deteriorated residential

Low-rise, deteriorated

residential area areas

* Induce additional supply of small-size units within renewal projects
« Proportion-linked incentives for increased supply shares of 59 m? and 40 m2 units
« Institutionalize rule-based application standards by project stage
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