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(Figure 1) Historical issues in Jeonse” (Figure 2) Relationship between Jeonse

deposit defaults and fraud
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Note: 1) nationwide aggregated housing data Sources: Kim, Jin-Yoo(2022); Bank of
Source: Korea Real Estate Board Korea (Gyeonggi Branch, 2024)
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(Figure 3) Spatial Distribution of (Table 1) Number and Amount of
Jeonse Deposit Defaults Jeonse Deposit Default Cases
in Gyeonggi Province” by Region in Gyeonggi Province
Amount
Region | PO W, T Share?
of cases RN
billion) (%)
1 Suwon 1, 146 175.7 27.6
2 | Hwaseong 412 51.7 8.1
3 Bucheon 401 73.9 11.6
4 Ansan 320 32.0 5.0
5 Yongin 185 32.8 5.1
6 | Uijeongbu 151 17.9 2.8
7 Goyang 142 271.6 4.3
8 Gwangju 134 23.8 3.7
o 9 Osan 125 11.4 1.8
g AW s &y 10| Gimpo 121 179 2.8
A 4,072 636. 6 100. 0

Notes: 1) Based on cases filed with the Gyeonggi-do Jeonse Damage Support Center (May
2023-March 2024) ; figures may differ from the official statistics on designated Jeonse
fraud victims released by the Ministry of Land, Infrastructure and Transport.

2) Calculated as each region’s proportion of the total Jeonse damage amount in Gyeonggi
Province.

Source: Gyeonggi-do Jeonse Damage Support Center
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(Figure 4) Housing units with Jeonse (Figure 5) Types of Housing Units
deposit defaults with Jeonse Deposit Defaults
mmm Number of Cases e
2’£1(g;ljurviber of Cases) . :'\are(rigm:xis} %) - 4,(2)%010,0 milions) e amounts o Share{right axis) (%) "
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Source: Gyeonggi-do Jeonse Damage Support Center
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(Table 2) Number of “Kkangtong Jeonse””

Units in Low and Multi-unit Housing?
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(Figure 6) Jeonse Price-to-Value

Ratios"?

Number of .
Regions
Cases
Suwon, Bucheon,
1, 500~
Hwaseong, Goyang
1, 000~1, 500 Hanam, Ansan
500~1, 000 Seongnam, Gwangju, Yongin
Gimpo, Gwangmyeong, Namyangju,
100~500 Anyang, Paju, Uijeongbu, Osan,
Siheung, Icheon, Pyeongtaek

(%) (%)

= Row/Multi Unit Housing

85 === gpartments

85

80 80

75 75
70 70

65 65

60 60

18 19 22 24

Notes: 1) Cases where the Jeonse price exceeds
100% of the market value at both the
contract date and as of August 2023.
2) Includes officetels
Source: Gyeongin Ilbo Special Reporting Team
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Notes: 1) Jeonse Price-to-Value price ratio
(%)
2) Due to changes in the regional
sample composition in July 2021.
Source: Korea Real Estate Board (KREB)
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(Table 3) Basic Specification of the Hierarchical Linear Model
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N e Bz eE AW, AAds 58 nesith (Table H& 59
S0 U3l 71=gAEA g Aol
A 28-S gdez Ay P A4 69,2, ASA=ZREH Ho
ApdE 20,69, B AAAY Age 8.1 2 vinjAY e 2.87e%
yebdth A4 52 F olET} 63.5%, 9™ - TAITIZ) 36.5% <1 SigEH
&4, Aads, dAAY 2 ojuiAd A5 52 FERI wet Adolgt
Ao 2 Uehdd] met A|VEe] #AA FERIE Guis(AE - thAd 79
o] 7% 19| & Fo) & B9l st
(Table 4) Descriptive Statistics: Housing Characteristics
Row and
y Apartments Multi-unit Total
Variables Housing
Mean SD Mean SD Mean SD
Sample size (units) 11,933 6, 858 18,791
Floor Area (m’) 78.8 27.9 52.4 16.9 69.2 27.5
Years Since Completion (years) | 20.2 10.0 | 21.3 11.2 20.6 10.5
Number of ,
e ot Cases | g s | L5 13 | &1 1.6
Jeonse Transactions /year)
) (cases | .
Number of Sale Transactions 3.6 5.0 1.4 1.1 2.8 4.2
/year)
Jeonse Price-to-Value Ratio (%) 64.0 14.8 83.2 23.2 71.0 20. 5

Source: Korea Urban Research Institute (KURI)
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Variables Mean SD Min Max
Number of Hospitals” 833.1 465. 2 33 1,677
Number of Parks” 221.9 105. 3 19 417
Average Communting Time” 38.7 6.1 19.8 45.8

Environment |y ver of Technology-Related

. 9 : 13,396.8 | 6,910.7 583 34,144
Businesses”

Number of Daily-Life Servi
el O PRV SEVEE ) 30 43803 | 14,679.8 | 2,411 | 56,717

Businesses

Notes: 1) 2022; 2) Nov. 2023; 3) Share of Jeonse/monthly rent; 4) Houscholds earning { KRW

3M/month; 5) Includes all medical facilities; 6) Defined as “park” under the Act on

Urban Parks and Green Areas; 7) One-way commuting/school time; 8)
Technology-intensive, generating profit based on technology; 9) Food, Retail, Life
Services, Lodging, Leisure and Education etc.
Sources: Ministry of Land, Infrastructure and Transport; Gyeongin Ilbo Special Reporting Team;
Statistics Korea, Gyeonggi Province Social Survey; Katlas, Gyeonggi Statistics.
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(Table 6) VECM*

(Jeonse price equation)

AJy =6+ N\ (ECTt) + iWUAJt—z‘ + iﬁliAPt—i + ieuA[Rt—i tey
i=1 i=1 i=1

(Sale price equation)

p p p
AP, =6, +)‘2(E0Tt) + Z“/ziAJz—i + EUQz’APt—z’ + ZauAIRz—i tey
i=1 i=1 i—1

* Jt Jeonse price index; Pt Sale price index; IR,: interest rate; t: time period; p: lag
length; & constant term; A: adjustment coefficient; ¢, error term; ECT,: error-correction

term=J,_, —a—pBP,_,—vIR, ,, B-¥: cointegration coefficients

MEE 20 WA 271499 T upiAAE, AAEAS D o] A&l
o, ol4ge S APEAEAE] BHAM AL BAbA 59 ES AT,
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(Table 7) Results of the ADF Unit Root (Table 8) Results of the Johansen
Test"? (T-statistics) Cointegration Test"? (Trace Test)
- ) First . _
Variable Level Difference Variable r=0 y=<1

sale | -1.42 | -12.71%**
overall Teomse | “230 T e agees overall 50.11** | 29.79**

sale | -1.57 | -2.77*
Jeonse | -2.27 | -4.46*** apartment 47.56™* | 15.49**

apartment

Row/Multi-unit | sale | -0.26 | -2.58*
Housing Jeonse | -2.53 -3, 11+

Row/Multi-unit 503 | 1475

Detached | sale | -0.03 | -3.07*** Housing
Housing Jeonse | -2.60 | -3.54*** DetaCﬁed 1L23%* | 14,56
Interest rate -2.72 | -7.10%** Housing
Note: 1) The null hypothesis of the ADF test is Notes: 1) The null hypothesis: no cointegration
that a unit root exists (i.e., the series exists 7y denotes the number of
is non-stationary) . cointegrating vectors.
2) . **, *** indicate rejection of the 2) ** indicates rejection of the null
null hypothesis at the 10%, 5%, and hypothesis at the 5% significance
1% significance levels, respectively. level.
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< ol A AGEE AsE 40 Frke Aol ARt A RgEg ¥ 24
gol =HaL & Stk ey o] @ 2842 AqE R FYste Aol Ho B
Bzl it SAA A& AxoRt It # Al e dAZEE A 3
Apol7h EASHEA &l ffste] WA AEsE 23] 2 FARI S
FHoler 74 23, AA Bt AATFES oF 70.9% = yEpger] A 7 &

2

AH(zyy) 2 67.7, B A W £4H(6%) 2 370. 322 YET] o5 nige s
=3 73 W &A= (Intraclass Correlation Coefficient, ICC?) & <F 0. 1552,
AA7HEe] & WE 5 oF 16.5%7F Al 3 2ol 7IQlsk= Al sjH e 4 3l
o} w3 o AR vuE 8 FAE =M A (LR Test) 23 (1)
= 2304. 9% 1% oA Fe g A= yebdel wiat YAFEE a3 2o
SARCE T Ajte Ao m Ueiyith webs] AAZEE 40l flol A9 914
£ wdshs Aol o Ajet Ryoleta Ade ¢ gtk

(Table 9) Estimation Results of the Unrestricted Model"?

Variables Coef. S.E P-value
Fixed Effects intercept 70, 9*** 1.49 <0.01
Random Between-region Variance () 67.7 17.6
Effects Within-region Variance (o”) 370.3 3.82
ICC 0. 155
Model Fit ;
LR test 22 (1) = 2304, 9*** <0.01

Notes: 1) *** ** * : Statistically significant at the 1%, 5%, and 10% levels
2) ICC=1y/ (74 +3?)

6) AR 34 Al guigrt ofd ERHsE SRS Fdslon, 1% 59
HAedet 4 B4 (group mean centerting) W4&, 2% SRSl = AAHT &
2

(grand mean centering) "< #-&313ch

W F#AIG(ICC) & A 1F E2ko] HA| koAl 2A]ehe Hl&= ﬂ'—f—?—'] 2re] fAY
At o) drpt *4“*517‘:—1%14'5}‘1“_‘3}. BRRC R ICC7 5% &5
WAL AR S Aol & G3E vE sheAel vk A

S O )

3
A ox HUoox 4y 12
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(Table 9 AAMD FF3AGT QuAge] AANGRY 24 A3}8 HelF
1 gtk F OE BF 1% FEAM BARCE Rl dehgor], TAt w
3

3k vlaelgl S 1 157 9 25F SUASE FRFORA AY b B2,

(Figure 7) Jeonse Supply and Demand (Figure 8) Cyclical Fluctuations™”
Trends” by Housing Type in Gyeonggi by Housing Market Type
Province

— A partm e nt(Jeonse) 15 }"end:o) (trend=0) _
=== row/multi unit Housing{lecnse) ——Overall Detached
140 row/multi unit housing{monthly rent) - 140 12 | Row/Multi unit

Apartment{monthly rent)

Apartments a | »

120 4 120

100

100

80 80

9!

6

3
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3 L
6

9
-12

60 60

20 21 22 23 24 04.1/4 07.1/4 10.1/4 13.1/4 16.1/4 19.1/4 22.1/4

Notes: 1) A value closer to 100 indicates a demand dominant market.
2) The O marker represents local peaks and troughs.
3) A value above 0 implies an upward deviation from the trend, and a value below 0
indicates a downward deviation.
Source: Korea Real Estate Board (KREB)
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(Table 10) Results of the Hierarchical Linear Model”

Default Prone Areas

General Areas

Coef. Coef.
S.E) P-value S.E) P-value
-0. 076*** -0. 076***
Floor Area (0.007) {001 (0. 005) 001
=3 o 0.311%** 0.343***
g |Bulding Age 0.020) | “001 | Tg o1 | <001
Level g Number of Jeonse -0. 251%** -0. 264***
1 i Transactions (0.014) <001 (0.012) €001
2 Number of Sale 0. 479*** 0.548***
g Transactions (0. 040) <001 (0.037) €001
Housing Type Dummy?” 12@%87) . 001 15(61%);11) {001
Share of Row/Multi-unit 0.201** 0.119
Housing (0.083) 0. 015 (0. 142) 0. 402
w2
£ | Share of Properties Held 0.815%** 0.591
S |by Multiple Owners 0.103 | “%0 | o ap | 181
Share of Apartments ’%ZSE g | oo 7?0' 217224> 0.028
Proportion of Young 1.063*** 0.675**
_ | Houscholds 0.200 | SO0 o 50n) | 0024
g | Share of Rental 0.397** 0.119
. & | Households (0. 158) 0.012 (0. 142) 0. 402
o,
3. ] -0. 093 -0.137
Lovel § Income Level (0.079) 0.238 (0. 095) 0.147
2 Number of Hospitals (200(3)§5> 0.033 ?00(5;?8) 0. 045
-0.018 -0. 009
< Number of Parks (0.012) 0.134 (0.019) 0.615
R - -0. 020* o | -0.018** .
5 Average Communting Time (0. 011) 0. 069 (0. 008) 0.024
2 | Number of Technology- -0. 001*** -0. 001***
Related Businesses (0. 000) €001 (0. 000) €001
Number of Daily-Life 0.001*** 0.001***
Service Businesses (0. 000) <001 (0. 000) €001
Intercept 6%?221> £, 001 65(6.2222> {. 001
Between-region 4, 5%** 8. 2F**
Random |Variance (ryy) Ly | COT | Ty | o0
Effects Within-region 274.9 278.8
Variance (¢%) (3.5) (2.9)

Notes: 1) *** **

* 1 Statistically significant at the 1%, 5%, and 10% levels
2) 1 = Row/Multi-unit Housing
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(Table 11) Cointegration Estimates and Adjustment Coefficients”

Dependent Adjustment Cointegration Coef. ” Lone-run Equation
Variable Coet. ” Sale Price |Interest rate N d

AJ | -0.012%** .

overall N 0,002 -0.124 -0. 026 J; = 0.124P, +0.0026R, + C'
AJ | -0.009**

apartment Nz N -0. 122 -0.027* J; =0.122P, 4+ 0.00271R, + C

Row/Multi- | AJ -0.011

O,‘z/k o o o | AT | 0086 | 014717~ 0.00861F, + O
uni -0.
te AJ -0. 011
Detdclhed -3.070*** 0. 152%** J, =3.0707,—0.152IR,+ C
Housing AP | -0.035**

Note: 1) *** ** * : Statistically significant at the 1%, 5%, and 10% levels
2) Jeonse is normalized to 1 due to Granger causality.

3) The Adjustment coefficient shows the speed of error correction.

o

10) Granger Casuality A%} (RE Fd F3oA] mjuj7}d->A 4718 7 EAZ o2 fon|dt o
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(Figure 9> Housing Price Growth Rate in Gyeonggi Province

(Apartments) {Row/Multi-unit Housing)
(YoY, %) Jeonse Price-to-Value ratio(right axis) (%) (YoY, %)
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Source: Korea Real Estate Board (KREB)
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Determinants of the Jeonse Price-to-Value Ratio in

Default-Prone Areas: Evidence from Gyeonggi Province*

Yejin Kim™™* - Jahye Kim***

Abstract

This study analyzes the determinants of Jeonse Price-to-Value ratios amid
increasing cases of unpaid Jeonse deposits in parts of Gyeonggi Province.
Residential complexes in 31 municipalities were classified into areas with
concentrated Jeonse defaults and general areas. The results show that Jeonse
ratios in high-risk areas are influenced by physical housing attributes, local
living-environment factors, and regional housing market conditions. A higher
share of dwellings owned by multi-property landlords is associated with
significantly higher Jeonse ratios, highlighting the importance of ownership
concentration. Jeonse ratios for low and multi-unit housing remain persistently
high due to opaque price formation. The findings emphasize the need to
improve price transparency and to monitor multi-property landlord ownership as
a key risk indicator.
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