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A Study on the Status of Private Education Environment in the Korean Real Estate

Market : Focusing on Apartment in Bongseon-dong, Nam-gu, Gwangju

3 (Jo, Dong-Hyck)™
Zl (Shin, Woo-Jin)™
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< Abstract >

In this study, among the factors that form apartment prices in Korea, public education and private
education, which are characteristics of education, are one of the most important factors. The private
education market, represented by school districts and academies represented by public education, is
showing a polarization phenomenon in which only certain housing prices rise even within the same
region. Famous private education institutes such as Daechi-dong, Mok-dong, Banpo-dong, Seongnam
Bundang, Pangyo, Incheon Songdo, Gwangju Bongseon-dong, Daejeon Dunsan-dong, Daegu Beomeo-
dong, and Busan Haeundae are forming high apartment prices in the same area. This study selects
Bongseon-dong, Gwangju, a representative area of private education institutes, as a research target site
to empirically analyze the impact of the private education environment on apartment prices and the
difference and change in influence over time caused by COVID-19. The spatial scope of this study was
selected in Bongseon-dong, Nam-gu, Gwangju, and the study was conducted using multiple regression
analysis and correlation analysis through a hedonic price model using apartment complexes and private
academy data in Bongseon-dong from 2018 to 2022. As a result of the analysis, it was found that the
private education environment had the most influence than the location characteristics, physical
characteristics, and environmental characteristics of apartment prices in Bongseon-dong. In particular,
the private education environment and apartment price changes caused by COVID-19 show a recovery
after 2020. These results can be interpreted as a result showing that the value of the private education
environment is the most important criterion for determining the value of housing consumers among the
educational factors of apartment sales prices.

Keyword : Private education environment, Hakwon district, Apartments, Valuation Ratio, COVID-19
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60 BEASIAT A29% H25

e S8 | SMUs | AEARF | RO | HMPHE | 2SS | SStus | HEE | OfEAE
S E 1 -0.01 -571" 359 .508™ 133" -216™ -.194™ 102
ESUIES -0.01 1 030" -.075" -133" | -.248" -.089" .048™ -530"
HEoAz} -571" 030 1 -444 -568" | -222 234" 278" 128"
ESTPS 359~ -075" | -.444™ 1 270" 294 =232 | -.146™ -.026
HM7HE 508" -133" | -568™ 270° -138" | -.283" .001 079"
z2=stn 133" -248" | -222% 294 -.138™ -078" | -.108™ 158"
zstp A -216™ | -.089" 234" -232" | -283" | -078" 1 -.257" 226"
sicte T -.194™ 048" 278" - 146" .001 -108" | -.257" 1 -.067"
OpEA2 102 -530™ 128" -.026 079" .158™ 226™ - 067" 1
e -549" | -.062" 483 -557 | -.165" | -.165" 386™ 1917 -.020

AtRSH A | -3367 084" 213" =217 | -160" | 1427 316" -.140" 021
ZA|ALOY -.366™ -016 227" -345" | -057" | -.095" 313" 074" -199"
S 7 =334 | -031" 338™ =318 | =311 | -181 .358™ 0.021 1657
%25t 546™ 186" -.438" 329" 115" 159 -323" | -170" 062"
DAH| 379 .001 -.302" 225" 253" 3717 -219™ .085™ 180"
0]/~ 5t 033 -106" 030" .083" 271" -698" | -.052" .095™ on
2/AH/T} 442 182" -112" 242" -.030" 262 -421" 155" 014
7|EH/2A| 507" 235" -196™ 205 n7re .050™ -7 026 -014
Sot/mjs 343" -013 -.096™ 228" 126" -032° | -211 | -a79 .045™
xx AFHO| 001 £Z0[4 SOI5h« AHZO| 0,05 £F0|A Qo5
_ | AtEE _ gof | S| e | g
S S 242 S| S AL | HERA | wEH| P *hj’i 23 P
23}
e =549 | -.336™ | -.366™ | -.334" | 546 | 379" | 033 | 442 507 | 343"
ESV[=PN -062 | 084" | -016 | -031" | .186™ 001 | -106™ | 182" | 235" | -0.013
HEozp 483" | 213" | 227 | 338" | -.438" | -302 | .030° | -.112" | -.196™ | -.096™
ES TIPS =557 | =211 | -345" | -318™ | 329" | 225" | .083" | 242" | 205" | .228™
A7t -165™ | -160" | -057" | =311 | 115" | 253" | 271 | -030° | 1177 | 126"
z2sstg -165™ | =142 | -095" | -.181" | 159" | 371 | -.698" | 262 | 050" | -.032"
zstm A 386" | 316" | 3137 | 358" | -323" | -219™ | -.052" | -.421" | -417" | -2117
soe T 91 | -140™ | 074 021 | -170" | 085" | 095" | .155™ | 0.026 | -.179"
O E 2 -.020 021 | -199" | 165" | 062" | .180" 011 014 -014 | .045™
ESETE 1 267 | 770" | 163" | -596™ | -.410" | -057" | -576" | -595" | -.296"
AtL AN | 2677 1 17 | 748" | -508" | -.109" | -.127° | -.494" | -582" | -526™
ZAlAb 770" | 117 1 -046™ | -.499" | =397 | -158" | -.498" | -469" | -.185"
S 71 163" | 748" | -.046™ 1 - 447" | -084" | -109" | -.285" | -.434" | -.486"
93 -596™ | -508" | -.499" | -.447" 1 351" .003 680" | 766 | 537"
oA -410" | -.109" | -397 | -.084" | 351" 1 -240" | 519* | 415" | 132"
ooj/ast | -.057" | 127" | -158" | 109" | 003 | -.240” 1 -164 | 046 | 2927
Zoj/AH/at | -576" | -.494" | -.498" | -285" | 680" | 519" | -.164" 1 707" | 462"
J|Ef/2A| | -5957 | -5827 | -A4697 | -434™ | 766 | 4157 | 046 | 707" 1 636™
sommja | -.296™ | -526™ | -185" | -486" | 5377 | 32" | 2927 | 462" | 636" 1

ws AFRIO| 001 22014 §2

ghe. ATl 005 +20IM Sol3
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(Pearson’s correlation analysis) AZ8A & o4 st B Jl= Qo] Fled 71223 o] 3] YAl
2 oW A gRdE =Fsh] st Ao = g o® Atug g9 7Ix] H|H BAZ 25
2, 2 APAE mojao AUA BN YU  2FLYS 08 Po| AT
Agatdct. SUWS 7 AUBAS 2AS A
AT A47F 0.8 oo e Was Aot PN S
AT BAL <k 459 2} 1) =5 FETil
y; = ) - = — x 100
dH=2 O|5F BHAIOS (n—l)z(ﬁlmj+a) (ﬁizj—i_a)
5. 7MAESE fiet M= =1 =1
B o070 BHgygoal NEUHES ALLs}] 714y = Ats g9 7HR] v]E UERAC
Ay Ant gro] 7Y w2 2ye A", BMstd oz WA SRR gos oA, ASAAL
o 7SS st 2ARYPoR AFTS FEH=Z SARFA &, wgd Fot, gol 2T, At Fg
sl EN S shact X 5 wWaol Pgtol mgHch ak Aol f,
2 EREas ol WAR 3Ee AbgSto] Akt

d
O
o,
£
|m
rg

)}
ofl
=
2

N
N
i

s
o D FRT B i MR AR, X i WS

o
Y, 1 EoEAe] AR, K ¢ joolEs
<E 5> HHEE 5|HEN 21t

2 dA3e 54845 oimfE WAY stHo= Semi2 123 linear 2
dAstn, AYeS ez 9ARAe stac o oy | we | en e | o
% AL o2 2o © §1F §1F

() | 3.263]%*x 183338+
olshE WA G vl 712 (Price) = a+ 8, A8 WA + 8,1 %A%} zaMat [ 0173« | 1707 0638/ | 1.663
+ B, AT+ B, F AN + 5, 25 3t 7kA] A 2] + g5 St ZSHA | 0.142|*+ | 1556 3.193|*** | 1.604
+ 6, BRI S+ AT+ 5,507 A ] + ZMH4 | 0.209]+x| 2.862 50.463[*** | 2.909
BT SRR Al + B AFLE A 3 + HEH=E | -0.630|++ | 2.438 -50.19|*xx | 2.384
B, NEVFEAA A + 6, B 2+ 6, 1A 15} OtEAZ] | -0.050]**=| 2.185 6,669+ | 2.191
+/315E§‘H] ﬁéﬁo_ﬂ+@165}01’/K]—:i],_ﬂ]—i}-i,-ﬁ”oéoi’fﬁi}_tr —?il'l:”—jl\— 0.095|*** | 2.647 166.926|*%x | 2.687
Prs B I+ By 7IELFAG + By + By 1 ZM7FE | -0.153] %%+ | 2.130 ~6.088|+*| 2.130
2E5tT | -0.058[++| 1.978 -0.331]%*x | 1.952
M3 wale E3t 71x] 7IAH|E Ale ohea} 7ich IS 0.029|**x | 2.029 27.666|** | 2.106
SCHEE | 0011 [*x| 2275 -10.98]**= | 2270
zaa9t | -0.170 3.188 -0.435 3.199

ofstE A g vl 7} (Price) = a () + S 007+ | 3274 Z13.96]++ | 3.168

(B, < 85 712870 3o 4b) + HAUSA | 0.152%x | 2.296 0.065]+*x | 2.291

(B, AFAN VN ZBAF AL + ... PN 013 we= | 3.001 0.005 | 3.015

(B 7V EL, A G 71 28 AIF L) + Bygevnroo o + By, 1€ 5 - : : :

O{/4&3F | 0.032[%xx | 2694 -0.018]*x+ | 2.072
Z/AH/AF | 0.041]*+x | 2.706 3.747|%*x | 2.596
7t EXuz gold] tjst xS st} sotn|4 | 0.135]+x| 2.757 11.944]+« | 2.888
JIEFZH| | 0.091]+*=| 2.406 4.085|xx | 2.459

R? 0.736 0.712

E g "
MM E = = ﬂﬂ‘;ﬂhgﬁfk %100 = 1] & (%) Adj.R? 0.734 0.711
A F-value 697.190%*x 667.190%*x

Z1. *+x p < 0.001, ** p < 0.025, * p < 0.050, - p < 0.100
X2, B&WS 0 3.3m Price , 3. N:4,468
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20183 714 71& R9e 29, $45HS 2018
ofmtE AY tfulslA o2 B e RYS 2
Avt 2 <& >up P 89aF 2 0.0000.2 3]y
L3go]] Atsitt. R AlEat2 0.8922 89.2%2] A
S HoE0 ANOVA #Ar2A ol 9t f-of2s0]
0.0000.2 §9o]4& 0.058c}t 27| o] HE7Hd2
PASIE, Sfegel faE 2ol @ 4 Ak
SIS 5 WY FL2 IRl W Ahls B,
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o
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29 WA A 20184 Autr]o] Ry g
3 miadd i%ihl ot g2 () ol
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<y 7>1f o
+oaE2 0.0000.2 sjHRFo] AFsict. R A

B 0.9400.2 94.0%°] HYHL HojZch.
)] FFS VAL AEE WS BRY, 37
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29 BFe A% AR, A5, FYYY, I
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29 L W) v N AW L ww
2018 o] ula) MYPRl ALmg 73 WA 3ol &

otd Slg& EoEL
202049 714 71&E 2¥e
HAT tjurrA ez 324
the b e
S9l4%2 0.00002 3B Agsict. R A
€ 091302 91.3%°] ¥¥aS BoZc}
G2 FFL vlAlE Mare Als B2, 58
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) +2 o)Al 9, B ol A
S, AT, UNE & YU ¥, wau], dof, & AL welEn
s, Zol, Alel, B3}, 9ot U] Solck. H+)o] P DAL WHRE ALY BIY, B
3(-)9) Fae A% A}, x5, AAPFE, 7] BAA, F A0S, FUAQ Ut 0uE 2 A
B, 3R] Solch<i 7> %), Aol @A, @, gol, 28t Fol, Ak, Wt 5o
202149 g¥l7] ALLS BRWAE D29 4T 2 UeRgth ()9 AL A% Axk Foa 4,
2 23 Yol 202080t 82 A wol  AAE, ek A ol k.
Foh HOuE 20k B56], g, U]& BTo] () 22UH9 G ol 21o] Al 202249) ¥4 2
of A%S Uehdich. ALY GFOR 202045 B o e AFLS T WA iR 229 94 ol
o 3o P AHLS WSl 9L UL o2 8% 852 Holxu] SAY AL Ao ol
Ael £7] 98t @it Ueptt oz melh ake molEeh o), Alel, Wt 250 ghe o+)el
2002 717 715 RYS Y, FEULS 20029 S BTk gof 23 5 5o ww2e Fu e
ofE WAY sjojiAoR RN Y2 A IBEdth OE }BEE 29 9 Hoe 9
AT e e 2ok 9o4FL 000002 AL BEQICH LIS W2 584} UL 84S Bl
<E 7> AR BULN AT
201851 A7) 201951 457 2020 44817 20215 447 202241 44817
o H| EZ7A| 4 HIEZH 5 HIEZ7 H|EZH 4 H| EZA| 4
Hj|Ef VIF H|E} VIF H|E} VIF H|Ef VIF H|E} VIF
() 1524.86 *xx* 3582.6 *xx 3249.9 *xx 5025.1 *xx 5050.0 *xx*
AL
212 333.94 **x| 3.10 551.75 #xx | 3.985| 169.965 **x | 5024 | 669.351 **x | 8.072 | 655.017 ***x | 6.611
e 0.80 ***| 3.11 2.354 *xx | 2782 2.312 **x | 2.852 0.209 2811 2279 == | 3.718
SMIS 0.360 *+ | 6.44 0.217 ** | 3.091 0.236 ** | 7.907 0.511 **x | 4.793 0.604 *x | 5562
A=A} -41.17 »** | 538 -46.468 *** | 5695 -35.3 #¥x | 7.875 | -55.14 *xx | 6263 | -64.16 *+*+ | 5586
ZFzt0{ 4 2451 =xx | 4.40 566.285 *** | 3107 | 116.78 ** | 5247 | 56.121 4538 | -104.9 6.297
Z S5 -1.15 **x | 3.64 -0.56 **xx | 5619 | -1.473 === | 5988 | -2.046 *** | 5866 | -1.743 »*xx | 6509
St g | -219.12 == | 3.41 130.89 **x | 3.127| -278.6 **x| 6,154 | -310.7 *** | 5582 | -250.2 »+ | 7.120
OrE 72| 0.73 **x| 6,32 1.058 6.536| -1.508 **=* | 4.238 1.142 =*x | 6,441 0.993 **x | 5065
Sl 0.28 **x| 471 -0.203 = |5.993| 0.2905 5.528 -0.05 6.707 | -0.082 4129
S 7im 75.09 **x| 588 101.066 *x* | 6232 | 84.527 *xx| 7.278 98.88 4576 | 82.085 6.162
IoHE 112.7 %= | 3.40 -234.96 *xx | 3554 | 71267 *x | 4336 | 174.18 *»x | 3507 | 127.58 *x 5.372
M7= -4.89 **x| 219 -33.08 * [2.328| -21.32 »xx| 2446 | -38.05 **+* | 2835 | -28.50 **+* | 2.848
SEA 0.1 *xx| 2,50 0.0508 *=*x | 3.043 0.031 **x | 6816 0.069 **x | 2.945 0.034 = 3.852
mE=l| 0.03 *xx | 3.61 0.003 **x | 2.371 0.003 2.962 0.028 **x | 0.652 0.018 *x | 4.217
Foj/45t 1.16 **x| 2.97 2.234 »*x | 2.781 0.687 *x | 4.071 0.803 ** | 3.633 1.911 == | 3.077
=/ Ab/2k -1.34 * 3.54 -0.993 3215| -0.966 =+ | 3.388 2.789 *x | 4537 3.099 == | 3.791
Se/0|= -2.75 2.29 6.346 ** | 6.225| -3.168 6.831 5.378 2846 | -2.973 3.976
7|EH/ZAS =45 **x| 390 -9.388 **x 4852 -1.161 *x | 5916 | -11.40 =** | 653 -9.381 =+ | 4.359
R? 0.892 0.942 0.913 0.909 0.916
Adj.R? 0.889 0.942 0.91 0.905 0.907
F-value 309.721 % 427 813%xx 276.972%%x 253.826x+ 105535 *xx
H|D : ZAWAL WA OHLE 717
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33 Hs

Ah AFOIM At 239

5t

[

re

ol T3t A7 BF 4T BME OMES FUOR 45

&

<H 9> OIME P OfOZFAN; Atug Hg & Afug B9 &fA 71| H|iL (TF) (%)

=T o 2018 20194 2020 2021 20224
OHI}E 77} O{Of7}2 ory 1,150.8 1,304.6 1,335.4 1,455.6 1,9245
AHLS A WATHA oH 1265 156.5 80.1 160.1 269.4
sHEEs A A7 o 391.2 469.6 1335 422.124 284.9
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