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An Analysis of the Changing Influence Factors on the Housing Affordability

for One-person Tenant in Seoul”
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Abstract

It has become increasingly burdensome to raise housing costs due to a continued rise in housing prices, along with
the slowing economic growth and job losses caused by low birth rates. Further, non-marriage, infectious diseases, and
housing instability have become serious social problems. Among them, housing affordability for one-person tenants,
which pay monthly rent, is considered the most serious. Therefore, this study aims to identify the factors of housing
affordability for a one-person household with the most serious housing instability and to analyze the changing factors. For
this purpose, RIR was calculated using data from the Korea Housing Survey in 2008, 2016, and 2019. Multiple regression
analyses were performed with RIR as a dependent variable and with sociology of population characteristics, economic
characteristics, and housing characteristics as independent variables. The results showed differences in the impact
factors on the housing affordability of one-person households over each year. Based on the results, the implications of
housing policy are as follows: First, it is deemed necessary to provide a quantitative housing suitable for the characteristics
of one-person households. Second, it is necessary to expand specific housing support considering the characteristics of
one-person households. Third, it is necessary to supply quality and affordable housing.
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| . Introduction

1. Background and purpose of research

In recent years, various economic and social issues have
emerged in Korea, such as slowing economic growth, low
birthrate and increasing numbers of unmarried adults, and
job losses among young people. At the same time, it has

become extremely difficult and burdensome for people to

One-person Household, Tenants, Housing Affordability, RIR

secure housing due to very high jeonse (a key money deposit
system) and housing purchase prices. Housing instability
caused by such high costs is emerging as a serious social issue
(Bae S.S.,2013; Kim M.J. and Cho M.H., 2018).

Housing cost burden refers to a burden caused by housing
costs that individual households actually need to bear for
housing services needed in their living (Joo W., 2012). To
alleviate the ever-increasing housing cost burden, several

housing policies have been introduced as follows: direct and
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indirect support for housing cost (E:xpansion of housing
benefits and home loan support, energy cost support, etc.),
provision of affordable housing and infrastructure invest-
ment (diversification of public rental housing providers,
substantial improvements of public rental home supply,
house remodeling, etc.), and stabilization of the rental hous-
ing market (jeonse/monthly rental transaction report sys-
tem, jeonse/monthly rent ceiling system, contract renewal
application right, etc.) (Kang M.N. et al,, 2019). However,
despite the various policies put forth by the government,
spending on housing remains very excessive, giving rise to
such newly-coined words as “house poor” and “rent poor.”

According to the Korea Housing Survey in 2019, one-per-
son households spend 33% of their income on housing,
while regular households spend 27% of their income on
housing, meaning that one-person households are the most
cost-burdened group. One-person households, as they are
free from burdens of raising children or supporting other
members of family compared to multi-person households,
are likely to have higher disposable income (]ung I. and
Kang SJ., 2019). Their items of consumption are also differ-
ent from those of multi-member households. While hous-
ing costs take up the greatest share (about 18%) of one-per-
son households’ consumption, educational spending and
food expenses account for higher portions in multi-person
households (Household Trend Survey, 2018). In addition,
because a larger number of one-person households reside in
rental housing and pay monthly rent, they are relatively
more cost-burdened than multi-person households.

In Korea, one-person households accounted for 15.5% of
the entire households in 2010, and the number grew steadily
to take up 28.6% of the entire number of households in 2017
(Jung I and Kang S.J., 2019). One-person households are
expected to become the biggest type of households in Korea
by 2045, taking up 36.3% (Byun M.R. et al,, 2019). As such,
one-person households are gaining importance as a major
type of households that represents the Korean society today.

Indeed, the housing purchase price index and jeonse price
index in 2019 increased by 30% and 66%, respectively, from
2008. Although the increase and decrease rates of the
monthly rent index are smaller than those of purchase and
jeonse prices, monthly rent is still high. Like this, housing
prices continue to rise, and increases in jeonse and monthly

rent prices are particularly notable. However, overall hous-
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ing standards have improved according to the Korea Hous-
ing Survey in 2019 by the Ministry of Land, Infrastructure
and Transport (MLIT). Several viewpoints may exist when it
comes to determining if housing standards have actually
improved.

As such, this study aims to investigate if housing cost bur-
den steadily increased from the past to the present or
decreased with improved housing standards, and identify
factors that influenced increases or decreases of housing cost
burden in the past and the present, as well as the reasons
why they changed. Based on the outcomes of this investiga-
tion, the study will further provide implications for housing

policies designed to help mitigate housing cost burden.

2. Range and flow of research

This study aims to analyze factors that affect housing
affordability of one-person tenants in the city of Seoul.

As <Figure 1> shows Housing costs were calculated based
on data from the Korea Housing Survey by the MLIT for the
years 2008, 2016, and 2019. We believed that an analysis of the
data from the three particular years was necessary as the
rent to income ratio (RIR) of one-person tenant households
hit a record high in 2008, started to fall from 2016, and then
reached a record low in 2019. When comparing different

years from one another, the general practice is to use panel
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data. However, due to changes in people’s life cycle, lifestyle,
and values, as well as changes in income and rent among
one-person tenants in 2008, 2016, and 2019, individual ten-
ants came to have different preferences and choices for
housing, and thus the use of panel data was deemed inade-
quate for this study’s purpose. For this reason, the Korea
Housing Survey data provided by MLIT were used instead.
While Korean Labor and Income Panel Study and House-
hold Income and Expenditure Survey can also be used to
calculate the RIR, the former lacks in the number of sam-
ples and independent variables, while the latter makes it
impossible to extract data confined to the city of Seoul only.
Therefore, the Korea Housing Survey data were deemed
more adequate for this study.

Tenant households, consisting of renter households that
need to pay monthly rent and jeonse households that make
a large lump-sum deposit payment up front, are a group of
households that feel the most severe burden of housing
costs. Among these, we believed that one-person house-
holds with a higher rate of renting would be even more bur-
dened by housing costs. As such, this study mainly deals
with one-person tenants in Seoul for its investigation. After
removing outliers from the Korea Housing Survey data,
such as households that left empty responses or answered
“Not Sure,” 481 one-person tenants from 2008, 534 one-per-
son tenants from 2016, and 1,494 one-person tenants from
2019 were analyzed.

RIR is a dependent variable based on the ratio approach,
which serves as an indicator to show housing affordability,
or the ratio of housing costs to average monthly income.
One’s monthly income is defined as the gross sum of finan-
cial support from parents, earned income and other
income, and housing costs are defined as the sum of rent
and housing maintenance fees. In addition to conventional
housing cost items such as rent, and lighting and heating
expenses, utilities (water, gas, and electricity), and housing
maintenance fees are also fixed monthly cost items. There-
fore, in this study, housing costs are defined to include con-
ventional housing cost items as well as maintenance fees.
Tenant households are divided into those on the jeonse sys-
tem, those paying monthly rent with a deposit, and those
paying monthly rent without a deposit. For jeonse tenants,
their key money deposits are converted to corresponding

monthly rent amounts to calculate their respective housing

costs.

The Korea Real Estate Board has been publishing jeonse-
monthly rent conversion rates since 2011. According to the
Housing Lease Protection Act, the jeonse-monthly rent con-
version rate cap is set by adding 3.5% interest determined by
the Presidential Decree to the Bank of Korea Base Rate
(based on the same Act before its amendments in Septem-
ber 2020). At the time of the Korea Housing Survey in 2008,
the Base Rate was 4.2%, so jeonse prices for this year were
converted to monthly rent by using the conversion rate of
7.7%. As for the 2016 and 2019 data, jeonse prices were con-
verted to monthly rent based on the jeonse-monthly rent
conversion rates for different housing types from Statistics
Korea and Seoul Open Data Plaza.

In order to discover factors that influence housing afford-
ability of one-person tenants in Seoul, housing costs and
housing affordability were first defined as above and then
housing costs were calculated. Then, prior research on
housing affordability and housing choices was reviewed to
differentiate this study. Income differences between Korea
Housing Survey and Korean Labor and Income Panel Study
were subsequently validated through a t-test. Once it was
validated that there were differences, a multiple regression
analysis was performed by using the RIR as a dependent
variable, and sociology of population characteristics, eco-
nomic characteristics, and housing characteristics as depen-
dent variables. Among variables of significance from 2008,
2016, and 2019, conclusions were drawn based on the vari-
ables commonly found, as well as those that are specific to
each year, and then future implications of this study were

discussed.

I1. Review of Theory and Prior Research

1. Definition of housing cost and affordability

Traditional housing costs refer to costs needed for housing
as a means of survival, as suggested by Engel and Schwabe,
and mean only rent and lighting and heating expenses (Kim
HS. et al,, 2003). The Schwabe Index denotes the weight of
housing expenses required for housing life as part of the
total living costs. According to Schwabe’s Law, the higher a
household’s income is, the smaller the rate of increase in its

expenditure becomes (Lee J.H., 2015). In addition, the
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Schwabe Index is the rate of housing costs in household
consumption expenditures that encompass not just con-
sumption directly related to housing activities (rent, water,
lighting, and heating expenses) but also fixtures and fittings,
and household goods, and this index goes down with rising
income (Lee HJ.etal, 2018).

More recently, however, housing costs refer to housing,
water, and lighting and heating expenses, according to the
Household Income and Expenditure Survey, and OECD
(2017) defines housing costs as electricity, water, and gas fees
in addition to mortgage principal repayment amount (for
homeowners) or monthly rent (for tenants). Housing costs
also refer to the sum of all costs related to housing that need
to be paid by those who use housing in exchange of services
provided by it (Kim H.S. et al,, 2003). In other words, they
denote costs that need to be constantly paid in order to live
in a house either owned or rented (Bae S.S. et al., 2013).

Housing affordability refers to a burden caused by housing
costs that individual households actually need to bear for
housing services for their living. In general, the more devel-
oped an economy is and the higher one’s income is, the
smaller the share of spending on food, clothes, and shelter
associated with basic survival becomes and the greater the
share of spending on culture, leisure, dining, and education
becomes (]00, W, 2012).

Housing affordability is an element that determines one’s
ability to secure housing of a certain standard without pos-
ing an excessive burden on one’s finance. If a household
spends excessively on housing costs, it affects grocery, medi-
cal, and educational expenditures, leading to deterioration
of the household’s overall quality of life (Lee ].E. et al., 2018).
In order to prioritize or expand housing-related support for
households with heavier burden of housing costs, the level
of housing affordability/burden of each household needs to
be measured first (Lee, 2016). There are mainly two methods
to measure housing affordability —one is the rent to income
ratio (RIR) approach and the other is the residual income
approach. Most researchers use the RIR approach. Accord-
ing to the US Department of Housing and Urban Develop-
ment, an RIR below 30% means affordable cost burden, an
RIR between 30 and 50% represents excess cost burden, and
an RIR over 50% translates to severe cost burden, which is

given the highest priority for policy support.
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2. Research of housing affordability

The study on housing Affordability can be divided into
studies by gender, life cycle, region, income class (central to
low-income class), housing occupancy type, number of
households, education level, etc. and details are as shown in
Table 1.

Lim M.H. (2020) divided gender-specific housing costs into
ownership costs and tenancy costs for comparison and anal-
ysis purposes centering on one-person households, in order
to analyze housing costs of female and male households by
age nationwide. The study found that female one-person
households spent more on housing costs than male
one-person households. Also, as shown by Jeong S.Y. et al.
(2019), there is a higher rate of female one-person house-
holds among the elderly, and because one-person house-
holds in this group are formed for different reasons from the
youth and the middle-aged, they feel more burdened by
housing costs. Based on these findings, the study suggested
the need for introducing selective support measures that
take gender-specific characteristics and elderly households
into consideration when establishing housing policies.

Studies that examined decision factors for housing costs
by householder age (through life cycle segmentation) found
that, as shown by Lim M.H. (2020) and Jeong S.Y. et al.
(2019), housing cost burden was more severe among young
and elderly households than among middle-aged house-
holds (Kwon G.W. et al., 2016). In particular, it was found
that college students residing in Seoul are much more bur-
dened due to housing than college students residing else-
where (Bae B.W. and Nam J., 2013). Moreover, those from
non-Seoul/capital area experienced more severe housing
cost burden than those from Seoul/capital area (Bae B.W.
and Nam J., 2013). On the other hand, it was found that
older households were more burdened by housing costs
than younger households (ChoiY. etal., 2014; Kwon G.W. et
al., 2016; Koh H. et al., 2017), and a study that dealt only with
cases from Busan found that housing affordability is likely to
increase among older householders and one-person house-
holds (ChoiY. etal., 2014).

Meanwhile, it is becoming increasingly difficult for
low-income tenants to pay monthly rent due to excessive
increases in key money deposit for jeonse housing and con-

version of the jeonse system to monthly rent. As such, Yoo
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Table 1. Research of housing cost and affordability

Researcher

(Vear) Research contents Influencing factors
Bae,BW.and  The regression analysis based on the factors . . .
' : : e A « (+): Native place, housing occupancy, housing area
Nam J. affecting the housing affc_)rdabllnty of university | H Age nuFr)‘nbers of hofsematg dormitory cgost of living
(2013) students through survey in Seoul R ' '
; ; ; - 2006: housing occupancy patterns, residential district, type of
2‘ ncfhrgi?:rféliﬁe z??gjfbﬁ;ithgf |tné|rp$:;:ttsf?§tors house, housing area, numbers of housemate, age, education,
Park, KW identify the img act of Strugtural changesonthe _ Sommute Upejoastay NG, ncame
(2016) housing affordgbility e Jegnse s 2014: housing occupancy patterns, residential district, type of
Monthly rent market in Seoul 2006 and 2014 E\ﬁﬁzei:cog:r:r;g area, age, education, commute time, cost of
Lim, M.H. Prc;_w_dmg |mp|||c:at|onf]for WIS ?ous]ng' + Female: housing area, building age
(2020) BolibiEey Bnalzing Housig CoRtsRrehge = Male: housing area, apartment, building age
female and single male households k ' '
PT———. - Jeonse: sex, age, over college graduation, high-income earner,
fr‘w %U%;?S?ﬁgﬂﬁy gpl;a:}iﬁ]r:: Lorﬁgisin numbers of housemate, detached house, row house, multiplex
Yoo A rentglt e (Jeonse %’lonp‘:hl rent) by reﬂectig house, housing area, residential district, public rental house
yP pIHOTTUTY Y 9 . Monthly rent: sex, age, over college graduation, basic livelihood
Jeong (2017)  the actual state of housing costs and the

factors determining housing costs for
low-income rental households

security recipient, middle-income earner, high-income earner,
numbers of housemate, detached house, housing area, living
period, residential district, public rental house

A study on the level and influence factors of

Liger s G housing affordability for single rental

- Sex, job, residential district, type of rental housing

(2019) households in young people
An analysis of the factors affecting housing - Home owning households: sex, age, education, housing area,
Lee, H.J. etal.  affordability based on the socio-economic current income
(2018) characteristics of households in housing « Renting households: numbers of housemate, type of house,
occupancy patterns housing area, current income
eongnd 2o of e el funcig bt . s e, employment,montly ncome esidera
Nam (2019) affordability and the differences between life district, housing occupancy, housing area, national minimum

cycles

housing standard, public rental house

B.S. et al. (2017) analyzed actual housing affordability and
decision factors, and found that the RIR is higher among
Jjeonse tenants than those on monthly rent, and of those,
low-income tenants had the highest RIR. The study
explained that this is because housing welfare policies for
low-income households are centered on tenants on
monthly rent, and suggested that current housing policies
need to expand the recipient base for housing welfare bene-
fits (Yoo B.S. etal., 2017).

While prior research on housing costs mostly dealt with
tenant households, Lee J.E. et al. (2018) used the housing
price to income ratio (PIR) to investigate the distribution of
housing affordability in the capital area. As a result, it was
found that Seoul had the most severe housing cost burden,
and it was particularly high in central Seoul-Jongno-gu,
Jung-gu, and Yongsan-gu, more specifically. This means that
an area with higher housing prices has higher housing cost

burden as well.

3. Research of housing choice

The probabilistic choice model, theoretically developed
and advanced by McFadden (1981), perceives each and every
individual as a decision-making unit and believes that any
individual, when presented with several options, chooses an
option that maximizes utility (Kim ]S, 2004). The probabi-
listic choice model is based on the utility maximization the-
ory, which argues that people always make decisions in a
way that maximizes utility. It assumes that an individual can
maximize utility from the options available to him or her
(Kil YM. etal,, 2016).

A household’s choice of housing is universally explained
by the life cycle hypothesis by Ando and Modigliani (1963)
(Kil Y.M. et al., 2016). Life cycle refers to major stages of a
household from its formation to disappearance, and phe-
nomena typically taking place in each stage. People in their

20s and 30s typically reside as tenants of either jeonse or
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monthly rental housing. However, as they grow older,
home ownership increases as they start a family while mak-
ing more income. Like this, it is generally known that one’s
life cycle greatly influences one’s housing choice (Nam J. et
al,, 2015).

Housing choices may vary depending on a household’s
socio-economic status represented by age, income, educa-
tion, and occupation, one’s preference, and external factors
such as rent (Park WS., 2015). In previous studies, housing
locations were chosen based primarily on economic factors
such as housing prices, rent, and government support, sec-
ondly on housing environment, and thirdly on housing unit
size and community facilities, etc. Life cycle influences hous-
ing choices. In addition, one’s housing choice is also influ-
enced by his/her income, education, as well as other external
factors such as changes in housing prices. One-person
households, in particular, differ greatly in terms of eco-
nomic conditions and housing consumption depending on
how they were formed, and life cycle has a great effect on
such background (Kim JW.etal, 2010). Also, because hous-
ing has a characteristic of a product that can be chosen, a
resident is more willing to pay a higher housing price or rent
depending on his or her satisfaction of the housing unit and
residential environment, leading to a higher possibility of
excess housing cost burden (Lim S.H., 2016). Because one’s
choice of housing is influenced by a combination of various
factors, it is necessary to consider households’ decision of
housing as well in order to analyze how factors influencing

housing affordability change.

4. Differentiation from prior research

This research is different from prior research in several
ways: first, it performed a multiple regression analysis by
considering factors that reflect latest housing trends that
were not considered in previous studies. Existing studies on
housing cost and housing affordability mostly considered a
particular point in time or a specific group of people only
when investigating factors influencing housing affordability.
While there is a study that compared different times, it sim-
ply described changes in variables without considering the
relationships between several different variables. Moreover,
research that takes people’s individual characteristics, and

changes in preferences and values into account is largely
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insufficient. Typical one-person or two-person households
prefer small- to medium-sized housing, and the actual liv-
ing area is steadily decreasing (Park M.S. et al., 2017).
Recently, as outdoor activities have decreased and an
increasing number of people are working from home due to
COVID-19, “home” has a new meaning as the safest space.
This has also led to changes in the meaning of housing and
house preference, and an analysis considering such changes
needs to be performed.

Secondly, this study is different in terms of research meth-
odology asit utilized t-testing with another survey to ensure
the validity of using the Korea Housing Survey data. A chi-
squared test was also performed in this study to validate
independence between different variables. This is because
housing costs and income used as independent variables
were used for calculating dependent variables as well. Previ-
ous studies performed analyses without determining the
adequacy of data used in each study. For instance, while the
RIR can be calculated by using either of Korean Labor and
Income Panel Study and Household Income and Expendi-
ture Survey that determines income levels, previous
research simply used data from one survey only. Therefore
in this study, the adequacy of the data used was determined
through a t-test, believing that it was necessary to validate
the use of the Korea Housing Survey data. Meanwhile, the
RIR, which is a dependent variable, denotes the share of
housing cost in one’s monthly average income, but income
and housing cost are used as independent variables as well,
which may cause redundancy. Therefore, to avoid redun-
dancy, independence of the variables was confirmed
through chi-squared testing of income and the RIR and of
housing cost and the RIR, and they were set as independent
variables to be subsequently used for the multiple regression
analysis of this study.

Lastly, this study differentiates itself from prior research as
it offers a variety of implications for housing policies tailored
to one-person households, by considering change factors
that affect housing affordability of one-person households
residing in Seoul, rather than suggesting policies designed to
simply offer quantitative supply of housing and to stabilize

housing prices.
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lll. Status of One-person Household in
Seoul

1. General status of one-person household in
Seoul

According to the Population and Housing Census, a
one-person household is defined as “a household that has
one member who takes care of daily needs such as cooking
and sleeping, etc. independently by himself or herself.” In
this study, a one-person household is defined as a household
headed by the person, consisting of a single member, with
the total number of household members being one.

According to the Korea Housing Survey for the past 10
years like <Figure 2>, one-person households in Seoul took
up 14% of the entire households in 2008, and it has been on
the steady rise as factors that lead to changes in household
types such as natural increases and decreases of population,
late marriage, divorces, bereavements, and changes in values
became stronger, to reach 25% of the entire households as of
2019. This figure is anticipated to grow to 36.3% in 2045. This
is because the impact of new social phenomena such as the
so-called alone trend, single people, and solo dining (Byun
M.R.,2019) is becoming greater than expected and the share
of one-person households is growing at an accelerating rate.

As <Figure 2> shows, because the female population is
generally larger than the male population and women tend
to live relatively longer than men, there is a higher proportion
of female one-person households. However, with the recent
growth of male one-person households, men and women
respectively take up half of the entire one-person households,
and gender distinction is disappearing (Park MLS. etal., 2017).

In terms of householders’ age, those in their 20s and 30s

took up the largest proportion of one-person tenants from
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Figure 2. Status of one-person household in Seoul

2008 to 2019, and the share of those in their 60s is on the
steady rise. For multi-member tenants, the proportion of
those in their 30s and 40s was high in 2008, but in 2019, the
share of the middle aged who are in their 50s or older has
increased. As the marriage rate has steadily decreased and
the divorce rate has been at a steady level for the past 10
years (2009-2019), one-person households in the middle-age
group are anticipated to grow steadily.

2. Housing characteristics of one-person
household in Seoul

Looking at the type of occupancy by household type like
<Figure 3> and <Figure 4>, one-person households had a
high rate of renting (combined rate of jeonse/monthly
rental) regardless of the year, with the number of jeonse ten-
ants on the decline and the number of monthly rent tenants
on the rise. Multi-person households have shown a higher
home ownership rate except in 2008. The rate of one-person
households has increased from the past, and the rate of rent-
ers is also steadily rising, whereas multi-person households

have a higher rate of home ownership, which is steadily
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Figure 3. A change in the form of housing occupancy for
one-person household
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Figure 4. A change in the form of housing occupancy for
multi-person household
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increasing compared to tenant households.

Looking at the proportions of different housing types by
household type like <Figure 5> and <Figure 6>, multi-fam-
ily houses are home to the largest number of households,
and the proportion of households living in multiplex houses
is increasing. Apartments are home to the most number of
multi-person tenant households, and the proportion is on
the rise. Unlike one-person tenants, multi-person tenant
households have members to raise/support, and thus they
tend to live in apartments, which offer generally more com-
fortable residential environment and larger floor area. As for
housing floor area (hereinafter, “housing area”), it was found
that multi-person households live in places about double the
size of those of one-person households.

Both one-person tenants and multi-person tenant house-
holds have a higher proportion of private rental housing. The
largest share of multi-person tenant households reside in pri-
vate rental housing, but the number decreased in 2019 com-
pared to 2008, while the number of multi-person tenant
households residing in public rental housing increased. A
larger number of one-person tenants mostly on monthly rent

reside in private rental housing than in public rental housing.
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Figure 5. A change in the type of housing for one-person
household
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Figure 6. A change in the type of housing for multi-person
household
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Housing costs of both one-person tenants and multi-per-
son tenant households have increased over the years. As for
housing satisfaction and residential environment satisfac-
tion, both one-person tenants and multi-person tenant
households had higher satisfaction in 2019 than in 2008, with
multi-person tenant households showing higher satisfac-
tion than one-person tenants.

Housing costs, which are the sum of monthly rent and
housing maintenance fees, were 490,000 won on average for
one-person tenants in 2008 but increased by 4% to 510,000
won in 2019. For multi-person tenant households, housing
costs increased by 5% to 920,000 won in 2019 from 880,000
won in 2008.

As for monthly average income, it went up 17% to
1,910,000 won in 2019 from 2008 for one-person tenants and
23% to 3,680,000 won in 2019 from 2008 for multi-person
tenant households.

Monthly average cost of living for one-person tenants was
1,170,000 won in 2019, up 54% from 2008, while for
multi-person tenant households, it was 2,370,000 won in
2019, up 43% from 2019.

The RIR of one-person tenants was 37.9% in 2008, 40.36%
in 2016, and 33% in 2019, indicating that one-person tenants
were the most cost-burdened in 2016 but less cost-burdened
in 2019. For multi-person tenant households, the RIR was
31.3% in 2008, 28.68% in 2016, and 26.64% in 2019, suggesting
that they were most cost-burdened in 2016 and less
cost-burdened in 2019.

3. Sub-conclusion

One-person households took up 14% of the entire house-
holds in Seoul in 2008 and the figure grew to 25% in 2019. In
2009, a higher rate of one-person households were residing
in rental homes compared to 2008, while the rate of home
ownership increased among multi-person households.

As for housing types for one-person tenants, more house-
holds lived in multi-family houses and apartments in 2008,
2016, and 2019, but the share of those residing in apartments
increased in 2019.

Among one-person tenants, 10-13% live in public rental
housing while 87-90% live in private rental housing, show-
ing a higher rate of private rental housing than public rental

housing among one-person tenants, which changed little
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over the period from 2008 to 2019.

The housing area decreased from 36m’ in 2008 to 30m’ in
2019 because one-person households prefer smaller-sized units
requiring less costs of maintenance and repair. As such, the
trend in the housing market, too, is geared more to supplying
small-sized units rather than medium- and large-sized homes.

The levels of housing satisfaction and residential environ-
ment satisfaction in 2019 were found to have increased from
2008 as well. Changes in our society as well as our values,
with more people choosing single life or late marriage,
resulting in a low birthrate, have affected housing choices by
one-person households who have a stronger tendency to
choose housing with better residential environment that
can offer an overall higher level of satisfaction.

In 2008, there were more female one-person households
than their male counterparts, but the rate of increase of
male one-person houscholds is becoming more notable
recently due to the increased numbers of divorces and
so-called “wild geese fathers.” With these changes, the rates
of female and male one-person households in 2019 were
found to be about the same.

As for changes in one-person households by age, those in
their 20s and 30s accounted for more than a half of all
one-person households in 2008, while those in their 70s
became the largest group in 2016, and then those in their 20s
and 30s took up the biggest share in 2019. It was found that
the proportion of the elderly over 60 years old has been on
the rise from 2008 to 2019.

Housing costs, which are the sum of average monthly rent
and housing maintenance fees, were 510,000 won in 2019, up
4% from 2008, while monthly average income was 1,910,000
won in 2019, up 17% from 2008. However, the RIR calculated
based on these figures dropped by 4% to 33% in 2019, and this
is because the income growth rate was higher than the rent
growth rate. Meanwhile, the monthly average cost of living

was found to have increased together with income growth.

IV. Analysis Framework

1. Research methodology

Like <Figure 7> First, A t-test was performed to see if
there was any difference between the data from the Korea

Housing Survey and the Korean Labor and Income Panel

Study in terms of income among one-person households in
Seoul. A t-test is a method used to determine if there is a dif-
ference between the means of two groups. An Independent
Samples t-Test used for analysis is based on the null hypoth-
esis that the means of two groups are the same, and if the p
value is smaller than 0.05, then its alternative hypothesis is
adopted, with the belief that there is a significant difference
between the means of the two groups. For the Korean Labor
and Income Panel Study, no data existed for 2019, so the data
from 2018 were used instead to perform the t-test. After
demonstrating that there was no difference between the
two household groups, we chose the Korea Housing Survey
data for this study’s analysis to calculated housing costs. The
RIR was calculated as a ratio of housing costs to monthly
average income. However, because the RIR as a dependent
variable is a ratio of housing costs to the income, and income
and housing costs are used as independent variables, it was
adopted as an independent variable only after validating that
income, housing costs, and the RIR are indeed independent
from one another through chi-squared testing. Afterwards,
another t-test was performed to see if there is any difference
between one-person households and multi-person house-
holds among tenant households in terms of the RIR, and
then a multiple regression analysis was performed to exam-
ine the factors influencing the housing cost burden on
one-person tenants each year, using the RIR for each year as

a dependent variable. Then, based on the influencing factors

T—test

An Analysis of Income Differences Between Korea Housing
Survey and Korean Labor and Income Panel Study

Test for No Difference in Income

Calculation of Housing Cost

‘<‘<

Chi-Squared Test

Tests for Independence
Between Income and RIR, Housing Cost and RIR

‘(

Multiple Regression Analysis

Dependent Variable: RIR,
Independent Variable: Sociology of Population Characteristic,
Economic Characteristic, Housing Characteristic

Figure 7. Analysis framework
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of the housing cost burden of one-person tenants, it was
analyzed how these factors were different from those of
multi-person tenant households, as well as how and why
the influencing factors of the housing cost burden of

one-person tenants changed.

2. Setting of variables

While the RIR was used as a dependent variable for the
multiple regression analysis, sociology of population char-
acteristics, economic characteristics, and housing character-
istics, each consisting of items listed in Table 2, were used as
independent variables.

The Sociology of Population Characteristics consists of
Age, Sex, Education, and Basic Livelihood Security Recipi-
ents. While the increase of one-person households is attrib-
utable to a changed way of thinking regarding family rela-
tionships and marriage, different age groups have different
reasons for starting one-person households. The youth start
their own households by becoming independent of their
respective families or by choosing not to marry. The mid-
dle-aged become one-person households due to disintegra-
tion of family relationships, while the elderly become
one-person households because of loss of family members
or aging (Park M.S. et al., 2017). Because socioeconomic
changes influence the formation of one-person houscholds as
well as housing choices over one’s life cycle (Kim M.C. et al.,
2017), age was chosen as a variable.

In general, women pay relatively higher housing costs
than men, as they tend to choose housing that is safer from
crime, comfortable, and pleasant in terms of living. Sex was
chosen as a variable because we believed that housing
choices differ depending on the sex, and this difference is
likely to affect housing costs.

The number of one-person households that are basic live-
lihood security recipients also increased from 2008 by 4% to
12% of the entire one-person households in 2019. This was
selected as a variable because it is believed that such house-
holds would find it increasingly difficult to bear housing
costs due to rising housing prices and economic slowdown.
Education has been used as a variable to replace economic
status, but is set as an independent variable in this study
because income and education are two separate variables.

Economic Characteristics are comprised of Income, Hous-
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Table 2. Setting of variable

Variables unit  Definition of
o Rental
Dependent variable: % fee+common area
RIR charge/income
Age Dummy  1: Thirty
Sex Dummy 1:male
Sociology of  Egycation  Dummy - Middle school
population Y graduation
characteristic :
Basic 1: Basic livelihood
livelihood D .
security ummy - security
recipient RecpIent
10,000 Average monthly
Income won  income
Cost of 10,000  Average monthly
o living won  cost of living
characteristic Average monthly
. rental fee+
E;)SL::SIHQ L \,O\;ggo average monthly
= commeon area
§ charge
L] Type of 1: Multi-family
3
% house Dummy o use
< Type of ; :
o : 1: No deposit
= housing Dummy
"i]
& e monthly rent
Type of , :
: 1: Non-public
public rental  Dummy
house rental house
1: Highly
. Dissatisfaction,
Housing ~  Housing Rank 2: Dissatisfaction,
characteristic  gatisfaction 3: Satisfaction,
4: Highly
satisfaction
1: Highly
g Dissatisfaction,
Besiertial 2: Dissatisfaction,
environment  Rank 3. satisfaction
satisfaction 4 Highly
satisfaction
Housing 2 i
s m Housing area

ing Cost, and Cost of Living. Income and Housing Cost of a
household are set as variables as they have the most direct
influence on housing cost expenditure. Cost of Living is also
chosen as a variable as it is associated with income.

Housing Characteristics consist of Type of House, Type of
Housing Tenure, Type of Public Rental House, Housing Sat-
isfaction, Residential Environment Satisfaction, and Housing
Area. As for Type of House, it is further divided into
detached house (including detached house with shop),
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multiplex house, apartments, row house, multi-family
house, officetel, and others (house within a non-residential
building, small tiny housing, shack, vinyl greenhouse, hut,
others) that are set as dummy variables. Type of House is set
as a variable as rent and housing maintenance fees vary
depending on housing type. Jeonse and Monthly Rent were
set as dummy variables as there exists a difference in terms of
how tenants pay their housing costs.

The government is implementing a policy to raise the
ratio of public rental housing to 10% or higher by 2025. As
such, Type of Public Rental House was selected as a variable
to see whether or not the government’s policy for public

rental housing has had practical impact on mitigating hous-

Table 3. Descriptive statistics of one-person tenant

ing cost burden.

Housing Satisfaction and Residential Environment Satis-
faction are believed to be variables that reflect the latest hous-
ing trends. The number of one-person households is steadily
growing with increases in aging population, late marriages,
and divorces. Recently, one-person householders tend to
perceive their home not just as a space for meeting their basic
necessities of life but as an environment that offers conve-
nience of living alone, and is safe and entertaining enough
not to feel lonely. Housing that offers all of the above resi-
dential environment naturally comes with a high rental
price. These two variables were selected because changes in

one’s value in perceiving housing influences housing choices,

2008 (N=481) 2016 (N=534) 2019 (N=1,494)

Classification

Min Max AVG SD Min Max AVG S.D Min Max AVG SD
Housing area m’ 49 1518 3576 19.70 66 858 3309 1410 3 116 3051 15.88
Housing satisfaction ~ Rank 1 4 264 060 1 4 291 065 1 4 290 060
Residential
environment Rank 1 4 280 061 1 4 296 061 1 4 294 055
satisfaction
Housing cost 10,000% 8 290 4898 3334 8 167 49.09 26.09 3 319 50.78 30.22
Income 10,000% 13 700 16297 104.07 0 1,000 159.34 12448 16 1350 191.07 120.61
Cost of living 10,000% 3 300 7593 4311 10 400 9362 50.77 15 700 11722 63.05
Multi-family house ~ Dummy 0 1 045 050 0 1 048 050 0 1 043 050
Multiplex house Dummy 0 1 011 031 0 1 008 028 0 1 015 036
Detached house Dummy O 1 006 024 0 1 006 023 0 1 003 0.6
Row house Dummy 0 1 0.01 0.12 0 1 0.02 013 0 1 0.03 0.7
Officetel Dummy 0 1 013 034 0 1 017 038 0 1 015 036
Egﬂ;g”b'ic rental  punmy 0 1 08 032 0 1 087 033 0 1 089 031
Male Dummy 0 1 041 049 0 1 042 049 0 1 050 050
Thirty Dummy 0 1 028 045 0 1 020 040 0 1 022 042
Forty Dummy 0 1 014 035 0 1 012 032 0 1 011 031
Fifty Dummy 0 1 0.07 025 0 1 014 035 0 1 070 030
Sixty Dummy 0 1 011 031 0 1 012 033 0 1 016 036
Over seventy Dummy 0 1 010 030 0 1 024 043 0 1 018 039
Eg‘csﬁif;’fgg%?gm Dummy 0 1 009 029 O 1 015 03 O 1 014 035
Education Dummy O 1 078 042 0 1 066 047 0 1 071 045
?gggggi)t‘)rem Dummy 0O 1 057 050
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which in turn affect one’s housing cost burden.

In general, housing area is proportional to housing cost.
The larger the housing area s, the higher the rent and hous-
ing maintenance fees inclusive of water, lighting, and heat-
ing become. Therefore, Housing Area was also used as a
variable. All of the variables are listed in Table 3.

V. Factors Influencing Housing Cost
Burden on One-Person Tenants in
Seoul

1. Factors influencing housing cost burden

A t-test was performed to validate the hypothesis that
there is a difference between the income from the Korean
Labor and Income Panel Study and that from the Korea
Housing Survey. The test results are shown in Table 4, indi-
cating that there is no difference between the Korean Labor
and Income Panel Study and the Korea Housing Survey in
terms of income. Therefore, there is no issue in using the
income data from the Korea Housing Survey instead of the
income data from the Korean Labor and Income Panel Study.

In addition, another t-test was performed to validate the
hypothesis that the RIR of one-person households is differ-
ent from that of multi-person households. The results are
shown in Table 5, indicating that both one-person house-
holds and multi-person households had different RIRs for
all the years examined in this study. As for the RIR by
household type for each year, the RIR for one-person
households was the highest in 2016 and the lowest in 2019,
while the RIR for multi-person households was the highest

Table 4. Monthly average income difference
Unit: 10,000 Won
2008 2016

Classification 2019

Korea housing survey 163 159 191

Table 5. RIR difference in type of household Unit: %
Classification 2008 2016 2019
One-person household ~ 37.88 40.36 33.03
AVG Multi-person
Kocsahalds 3129 2868 2665
One-person household 24.025 24945 20.264
SD Multi-person
Batiashalds 16652 15253 15.298
t 7270 12272 11.213
F ) 120.486 166.143 111.766
P (000)* (.000)* (.000)*
*<0.05
Table 6. Result of Chi-squared test
Classification X(p)
Income 104.378 (0.000)***
2008 =
Housing cost 21.547 (0.000)***
Income 188.822 (0.000)***
2016 :
Housing cost 4.714 (0.095)*
Income 389.638 (0.000)***
2019 -
Housing cost 38.204 (0.000)***

AVG

ncomepancisugy 1% 169 182

Korea housing survey 104 125 121
SD

gy 13 M9 148
t 2141 03200 0775
F(p) 2807 0006 2738

(094)  (937)  (098)
*p<0.05
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pr<0.1,p**<0.05, p*<0.0]

in 2008 and has thereafter been on a gradual decline.

A chi-squared test was performed to examine the connec-
tion between income and RIR, and between housing cost
and RIR. The results are shown in Table 6, and since the chi-
squared test of income and RIR showed statistically signifi-
cant results, it can be said that income and RIR differed from
one another. Also, because the chi-squared test of housing
cost and RIR showed statistically significant results, it can be
said that housing cost and RIR differed from one another.
Therefore, Income and Housing Cost were selected as sepa-

rate independent variables for this study’s analysis.

1) Influencing factors for housing affordability in 2008

In order to identify factors that affect housing affordability
of one-person tenants, a multiple regression analysis using
the RIR of 2008 as a dependent variable was performed. As
shown in Table 7, R in this regression model was 0.858 rep-
resenting a high explanatory power and the VIF value was
lower than 10, showing no issue of multicollinearity. Hous-
ing Cost, Income, Row House, Officetel, Sixty, and Over
Seventy were variables of significance. More specifically, the

study found the following:



Table 7. Result of multiple regression analysis
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2008 2016 2019
3 . Unstandardized Standardized Unstandardized Standardized Unstandardized Standardized
Classification  coefficients  coefficients t Sig. VIE coefficients  coefficients t Sig. VIF coefficients  coefficients t sig. VIF
B SE Beta B SE Beta B SE Beta
(Constant) 33708 5037 6.692 0.000 31826 5692 5591  0.000 27537 2.781 9903 0.000
Thirty 0312 1590  -0.006 -0.196 0844 1.543 -6468 2208  -0.105 -2929 0004 2131 -2528 0978  -0052 -2585 0010 1779
Forty 3593 1929  -0052 -1.863 0063* 1346 -3800 2560  -0.049 -1.485 0138 1835 -1.127 1.191 0017 -0946 0344 1474
Fifty 0011 2739 0000 -0.004 0997 1.445 -5228 2609  -0.073 2004 0046 2212 -1192 1226  -0018 -0972 0331 1433
Sixty 6318 2902 0081 2177 0030 2449 3020 2928 0040 1032 0303 2466 0271 1215 0005 0223 0823 2093
Overseventy 14219 2.993 0178 4751 0000 2471 7.706 3095 0133 2490 0013 4797 4948 1430 0094 3461 0001** 3263
Male 1101 1.250 0023 0881 0379 1148 2296 1341 0045 1712 0087 1173 0321 0660 0008 0486 0627 1.165
Housingcost 0523 0.026 0726 20047 0000 2206 0672 0034 0706  19.877 0000 2107 0475 0014 0708 33570 0.000* 1950
Income 0201 0009  -0870 -22.399 0.000%* 2640 -0.124 0003  -0612 -14339 0.000"* 3042 -0124 0004 -0740 -29.542 0.000™* 2754
Costofliving -0028 0018  -0050 -1555 0.121 1845 -0138 0020  -0.283 -6942 0.000"* 2770 -0.029 0007  -0.091 -4079 0.000** 2.176
Basic
'S',‘;i'mgd 3600 2497 0044 1481 0130 1562 0832 2023 0012 0411 0681 1445 3833 1086 0066 3528 0000 1518
recipient
Education 0342 2308 -0006 -0.748 0882 2819 -1.151 2181 0022 0528 0598 2905 -3142 1024 0070 -3068 0002* 2304
Monthlyrent -0380 1224  -0008 -0310 0757 1.138 -0280 1352  -0005 -0207 0836 1178 -1.331 0670 -0.033 -1.988 0047 1.175
hMO”JE'efam"y 1966 2.435 0026 0807 0420 1782 3053 2913 0034 1048 0295 1797 1160 1.119 0020 1037 0300 1712
hMOUJgg"e" 2729 2047 0057 -1333 0183 3153 1297 2301 0026 0564 0573 3552 0845 0961 0021 0879 0379 2420
Egaas";hed 2455 3005 -0025 -0817 0414 1641 0272 3413 0003 0080 0937 1765 -0173 208  -0001 -0083 0934 1183
Rowhouse 16957 5277 0084 3213 0001* 1203 0233 5238 0001 0044 0965 1223 2324 1931 0020 1204 0229 1214
Officetel 8562 2419 0120 3539 0.000%* 2009 -0159 2752  -0002 -0058 0954 2856 1.195 1.200 0021 0996 0319 1939
:‘Je?]’;afﬁgt‘;e 8390 2803 0113 2993 0003* 2513 5364 2954 0073 1816 0070* 2675 9050 1.347 040 6718 0.000"* 1906
;‘a"t‘fsﬂggﬂm 0767 1.119 0019 0685 0494 1349 0900 1375 0023 0655 0513 2107 0945 0698 0028 1355 0176 1870
Residential
envionment 0771 1.079 0019 0714 0475 1300 0850 1380 0020 0616 0538 1825 1615 0739 0044 2184 0029 1782
satisfaction
Housingarea 0.013 0.028 0013 0468 0640 1431 0102 0053 0058 1931 0054 1491 -0.003 0023  -0002 -0.133 0894 1435

R?=858, Adjusted R*=.736, p<0.1* p<0.05%, p<0.0071%*

R%=833, Adjusted R*=.694, p<0.1% p<0.05% p<0,001%+

R%=815, Adjusted R*=.664, p<0.1% p<0,05%, p<0.007%*
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First, households residing in row houses had a severe
housing cost burden. 2008 was a time when housing prices
fell across the housing market regardless of location or size
due to economic instability caused by the financial crisis.
However, the increase rate of jeonse prices of row houses in
2008 from 2007 was relatively greater than those of other
types of housing. Row House was found as a significant vari-
able for this reason. Second, Officetel was a significant vari-
able. Since the market for officetels had the highest price
growth rate in 2008 compared to other years and since then
has been on the decline, this variable was selected as a factor
distinctive for the year 2008 only.

Third, Housing Cost and Income were also significant fac-
tors as people found themselves more severely burdened by
housing cost when their income was lower and their hous-
ing cost was higher. This is because if household income
increases, even though the amount of housing costs
increases, it takes up a smaller share of the income. This can
be explained with Schwabe’s Law (Park K. W, 2016).

Fourth, households residing in private rental housing
(“Non—pub]jc Rental House”), or tenants residing in regular
rental homes, were more cost-burdened than those residing
in public rental housing (“Public Rental House”). Because
public rental houses are cheaper than market prices and
allow long-term tenancy, tenants spend less on housing
costs monthly than multi-person tenant households. How-
ever, because most one-person households reside in
non-public rental houses, which are easy to find and move
into but come with higher prices than public rental home,
they are cost-burdened for housing.

Lastly, as suggested in several existing studies, the older
the householder was, the more severe the housing cost bur-
den became. This is because as the householder gets older,
he or she loses income sources and/or the ability to engage
in economic activities, so people in older age groups have
less ability to bear housing costs than those in younger age
groups. Especially in 2008, due to an economic slowdown
caused by the financial crisis, those in their 60s were particu-
larly burdened by housing cost, as they reached the retire-

ment age as well.
2) Influencing factors for housing affordability in 2016
In order to identify factors that affect housing affordability

of one-person tenants, a multiple regression analysis using
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the RIR of 2016 as a dependent variable was performed. As
shown in Table 7, R in this regression model was 0.833 rep-
resenting a high explanatory power, and the VIF value was
lower than 10, showing no issue of multicollinearity. Hous-
ing Cost, Income, Cost of Living, Thirty, Fifty, and Over Sev-
enty were variables of significance. More specifically, the
study found the following:

First, prior research suggested that the older the age is, the
more severe housing cost burden became. Based on the fact
that Over Seventy for one-person households in their 70s
and older was found to be a significant variable, this study’s
results are consistent with findings from prior research. Sec-
ond, those in their 30s were not burdened by housing cost.
Unlike in the past, it is no longer unusual to live alone, and
those in their 30s have a higher rate of income growth. This
is believed to be the reason why they feel less burdened by
housing cost. Third, like people in their 30s, those in their
50s felt less cost-burdened for their housing. The average
retirement age is 57, and many baby-boomers (born
between 1955 and 1963) retire at this age (Statistics Research
Institute, 2010), As this massive population group, known as
the baby-boom generation, reached the retirement age,
they took out more household loans to secure cost of living,
and thus felt relatively less burdened by housing cost than
other times.

Fourth, asin 2008, people felt more severe burden of hous-
ing cost when their income was lower and their housing
cost was higher. Lastly, Cost of Living in this study is used to
mean all sorts of costs required for living including food,
housing maintenance fees (excluding rent), clothing, edu-
cational expenses, and healthcare expenses. It was found
that the smaller one’s cost of living was, the heavier one’s
housing cost burden was. A correlation was found between
Income and Cost of Living. This means that, with higher
cost of living, income was also high, making housing cost
less burdensome, but when cost of living was low, income

was also low, making the burden of housing cost heavier.

3) Influencing factors for housing affordability in 2019

In order to identify factors that affect housing affordability
of one-person tenants, a multiple regression analysis using
the RIR of 2019 as a dependent variable was performed. As
shown in Table 7, R in this regression model was 0.815, rep-

resenting a high explanatory power, and the VIF value was
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lower than 10, showing no issue of multicollinearity. Resi-
dential Environment Satisfaction, Housing Cost, Income,
Cost of Living, Non-public Rental House, Thirty, Over Sev-
enty, Basic Livelihood Security Recipient, Education, and
Monthly Rent were variables of significance. More specifi-
cally, the study found the following:

First, higher housing cost and lower income influenced
housing cost burden more greatly. Second, those in their 30s
felt less burdened by housing cost. It can be interpreted that
as a growing number of people in their 30s enjoy single life-
style and get married late while earning more income, they
tend to find burden of housing cost less severe. Third, as sug-
gested in prior research and the Korea Housing Survey
results, people who were in their 70s or older were most
cost-burdened as they have little or no income, and less abil-
ity to pay for housing cost.

Fourth, those living in private rental housing felt a more
severe burden of housing cost. This implies that it is becom-
ing increasingly burdensome for tenants to pay for housing
cost as jeonse/monthly rent prices continue to rise.

Fifth, higher residential environment satisfaction was
linked to heavier burden of housing cost. This is first and
foremost because rental fees are higher in areas with better
residential environment, leading to higher housing cost and
heavier burden. Another reason can be found from residen-
tial trends of one-person households. Unlike in the past, as
generations born into wealth and abundance appreciate and
value work and life balance more, their consumption is
geared toward enhancing their quality of life. In other
words, people living alone pursue convenience more than
multi-person households, have higher demand for safety,
and desire an environment where they can enjoy activities
of their choice. This complex residential trends of one-per-
son households influence their housing choices, which in
turn affect their housing cost as well. Residential environ-
ment satisfaction is a variable reflecting changing trends. It
appears that people are willing to pay for higher housing
cost as they pursue a better environment and higher quality
of living despite heavier burden.

Sixth, basic livelihood security recipients were severely
burdened by housing cost. They have little or no income
source and live on government subsidy, and even if they do
earn an income, it is very small, and they are less able to pay

for their housing cost. Therefore, it is believed that basic live-

lihood security recipients have a greater burden of housing
cost than other groups.

Seventh, households with minimum high school educa-
tion or higher had less burden of housing cost. If one’s level
of education is high, he or she can use more information in
making housing choices and have more advantage in secur-
ing housing cost (Lim S.H., 2016). In addition, in one-person
households, householders themselves are the source of
income, and their education is directly related to income.
Therefore, with higher education, it is believed to be more
advantageous to secure housing cost.

Lasly, those on monthly rent were less burdened by hous-
ing cost. Indeed, households on monthly rent had the low-
est RIR in 2019, and this is consistent with the Korea Hous-
ing Survey results, which showed that housing cost burden
had decreased.

4) Sub-conclusion

Table 7 shows the analytical results of factors influencing
housing affordability of one-person tenants in 2008, 2016,
and in 2019. Significant variables commonly found in all of
the three years were Housing Cost, Income, and Over Sev-
enty. The first common variable of significance is income.
The higher the income was, the smaller housing cost bur-
den became, and the lower the income was, the greater
housing cost burden became. When the housing cost takes
up the same proportion among groups with different
income levels, the group with higher income has enough
financial room to spend on other items and feels less bur-
dened by housing cost, while the group with lower income
needs to reduce cost of living for other items when the
housing cost increases. Second, it was found that people
over 70 years old felt heavier burden of housing cost. The
elderly do not earn income due to retirement and lack the
ability to engage in economic activities, and thus feel heavier
burden of housing cost.

Next, significant variables for each of the three years were
examined. In 2008, Row House, Officetel and Sixty were
found as significant factors. First, housing prices fell regard-
less of location and size in 2008 due to the financial crisis.
However, Row House was a significant variable because the
increase rate of row houses on the jeonse system was rela-
tively higher than that of other housing types on the jeonse
system. Second, Officetel was also found to be a variable spe-
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cific to 2008 as the officetel market that year had the highest
price increase rate compared to other years, which then
started to fall.

When designing this study, jeonse and monthly rent were
analyzed separately. Among the three years, only 2019 was
found to be a significant variable when households on
monthly rent had less burden of housing cost. Although it
was announced that overall housing standards had
improved based on the results from the Korea Housing Sur-
vey by MLTI, it will be difficult to determine whether or not
housing cost burden decreased based solely on these results,
indicating the need for additional analysis in the future.

Furthermore, 2008 was a year when the housing sale
prices and jeonse prices in Seoul were the highest due to the
financial crisis, and those in the 60s at this time felt particu-
larly severe burden of housing cost as they reached the
retirement age as well. This is a variable as Table 8 shown
that sets one-person households apart from multi-person
households as well, as multi-person households have at least
two people as income sources and thus have better ability to
pay for housing cost than one-person households.

An influencing factor that is significant only for 2016 is
Fifty. The average retirement age was 57 in 2016, and a mas-
sive population group, known as the baby-boom genera-
tion, retired during this period. Fifty was found as a signifi-
cant variable as those in their 50s were relatively less bur-

dened by housing cost due to retirement fund and loan.

Table 8. Factors affecting housing affordability

Year One-person household  Multi-person household

Numbers of household,
housing cost, income,

Housing cost, income, : 4
9 officetel, non-public rental

ang g‘g r';%ﬁﬁt;my' houlse,l thirty, over seventy,
basic livelihood security
recipient, education
Housing area, housing cost,
Housing cost, income,  income, cost of living,
2016  cost of living, thirty, officetel, non-public rental

fifty, over seventy house, thirty, forty, fifty, basic

livelihood security recipient

Residential
environment
satisfaction, housing
cost, income, cost of
living, thirty, non-public
rental house, over
seventy, basic
livelihood security
recipient, education

Housing area, residential
environment satisfaction,
housing cost, income, multi-
family house, row house,
non-public rental house,
thirty, forty, fifty, over seventy,
basic livelihood security
recipient

2019
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Factors of significance specific to 2019 only are Residential
Environment Satisfaction, Basic Livelihood Security Recipi-
ents, and Education. First, residential environment satisfac-
tion was found to be a significant factor in 2019. More and
more one-person households choose neighborhoods that
offer greater safety and residential environment satisfaction
than before. That is, one-person households of late tend to
pursue a better quality of living and thus choose to live in an
area with favorable residential environment even if they are
cost-burdened.

Second, basic livelihood security recipients felt heavier
burden of hosing cost. With continuous rises in jeonse prices
and monthly rent, basic livelihood security recipients with
little or no income feel more severe housing cost burden.
Therefore, Basic Livelihood Security Recipients were chosen
as a significant variable specific to 2019 that were not found
in other years.

Third, it was found that one-person households with
higher education are less cost-burdened. If one’s level of
education is high, he or she can use more information in
making housing choices and has more advantage in secur-
ing housing cost. Therefore, with all other factors being
equal, households with higher education were found to feel
less cost-burdened (Lim S.H., 2016). Moreover, as Table 8
show, education is a factor that is specific to one-person
households rather than multi-person households. In
one-person households, householders themselves are the
source of income, and their education is directly related to
income. Therefore, with higher education, it is believed to
be more advantageous to secure financial resources to pay
for housing cost. Multi-person households, on the contrary,
have more than two income earners, and thus education

does not influence as much in terms of housing cost.

VI. Conclusion

In recent years, housing instability is intensifying in Korea
due to social changes such as low birthrate, non-marriage,
late marriage, aging, economic slowdown, low interest
rates, stagnant employment rate, and infectious diseases.
Among various groups, housing instabi]jty among one-per-
son households with a high rate of renting and weak home
purchasing power is emerging as a serious problem. As of

2017, one-person households accounted for 28.6% of the
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entire households in Korea, and the figure is expected to
grow in 36.3% in 2045. As such, one-person households are
gaining importance as a representative household type of
Korean society. Despite continued growth in the number of
one-person households, supply of housing and housing
support measures specifically designed for this group are
largely insufficient. Therefore, to promote housing stability
and alleviate the burden of housing cost, this study aimed to
identify the factors that affect housing cost burden on
one-person tenants in Seoul by using the RIR, an indicator
of housing cost burden. It also provided implications for
housing policies by discovering factors that changed each
year and the causes behind such changes.

To summarize the results of the analysis, the study found
that Housing Cost, Income, and Over Seventy were com-
mon variables that influenced housing affordability of
one-person tenants in 2008, 2016, and 2019. It was found that
households with lower income and higher housing cost felt
more cost-burdened for their housing. This is because with a
higher income, even if the amount of housing costs
increases, it takes up a smaller share of the income. This can
be explained with Schwabe’s Law (Park KW, 2016). In addi-
tion, one-person households in their 70s or older are
severely cost-burdened for their housing as they have little
or no income. Considering the ongoing trend of an aging
society, measures designed to alleviate housing cost burden
on elderly one-person households in their 70s or older need
to become an important part of all housing policies.

An analysis of changes in influencing factors in the three
years investigated in this study found that in 2008, Row
House, Officetel, and Sixty were the influencing factors.
Housing prices fell regardless of location and size in 2008 due
to the financial crisis. However, the increase rate of row
houses on the jeonse system was relatively higher than that
of other housing types on the jeonse system, and the price
increase rate was the highest among officetels. Thus it
appears that those residing in row houses and officetels felt a
greater burden of housing cost. Moreover, due to negative
projection of the economy in the aftermath of the financial
crisis and increased uncertainty, one-person households of
retirees in their 60s who had difficulty in securing reemploy-
ment felt more burdened to pay for housing cost.

The factor that influenced housing affordability in 2016

specifically was householders in their 50s. It was found that

householders in their 50s felt less burdened by housing cost
because many of the baby-boom generation retired during
this time took out more household loans to secure cost of
living after retirement. Several new housing policies
designed to reinforce housing cost support for jeonse/
monthly renters were announced in 2016, which included
measures to strengthen support for lease deposit loans,
introduce more ways to provide support to more beneficia-
ries, and to implement an overhaul of the housing and wel-
fare support system to supply rental homes and funding for
jeonse/monthly rent with a priority given to those who are
in greater need of housing support. As such, those in their
50s at that time felt less burdened by housing cost.

The factors that influenced housing affordability in 2019
are Residential Environment Satisfaction, Basic Livelihood
Security Recipients, and Education over high school gradu-
ation. How people view their home is changing due to
changes in values and expansion of a society where more
members enjoy living alone, and outbreaks of infectious dis-
eases. More and more people now perceive their home not
only as a space for taking care of basic necessities of living but
also as the safest place. Therefore, as an increasing number
of households are willing to pay for high housing cost to
reside in their respective homes of choice, actual housing
cost burden may become aggravated. It is difficult for basic
livelihood security recipients to pay for housing cost as they
have little or no source of income. If jeonse/monthly rent
housing prices continue to rise, basic livelihood security
recipients will feel more burdened by housing cost than
other groups. Furthermore, it was found that those with
higher education felt less burdened by housing cost. In
one-person households, householders themselves are the
source of income, and their education is directly related to
income. Therefore, with higher education, it is believed to
be more advantageous to secure financial resources to pay
for housing cost. For multi-person households, however,
education does not seem to affect as much because house-
holders have other sources of income than themselves.

Based on these findings, this study suggests the following
housing policy implications: first, the focus of housing sup-
ply policies needs to shift from quantity-oriented supply of
housing to introducing more specific approaches tailored to
the characteristics of one-person households. The Korean

government and the Seoul metropolitan government are
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currently providing housing under the “Happiness Hous-
ing,” “Youth Housing at Subway Catchment Areas,” and
“Hope Housing” programs. However, considering the
growth of one-person households and housing affordability,
the quantity of supply is small. Moreover, since housing is
provided mainly to newlyweds and young people, policies
tailored to groups with relatively poor housing affordability
are believed to be insufficient. Also, while housing is sup-
plied for young people and newlyweds, only a few house-
holds are actually eligible to take advantage of such housing
as it comes with strict terms and conditions. The city of
Seoul is experiencing difficulties in securing sites for housing
development. Therefore, it is necessary to utilize various
methods and measures such as redevelopment, reconstruc-
tion, small-scale housing rearrangement projects, and
autonomous housing improvement projects to supply a
sufficient number of new, affordable housing to support
one-person households.

Second, more specific housing support measures that
consider the particular characteristics of one-person house-
holds are needed. The Seoul metropolitan government pro-
vides housing support to newlyweds and young people in
the forms of lease deposit support, monthly rental support
for young people, the Seoul housing voucher program, etc.
However, considering the recent competition rate for win-
ning 200,000 won of monthly rent support for the youth
was 7:1, the current policy is not attuned to the specific
needs of one-person households. Therefore, greater housing
support tailored to one-person households is needed, by
providing housing support in consideration of housing price
increases and by expanding and concretizing beneficiary
groups to receive such support.

Third, supply of affordable, quality housing is needed.
With the growing social trend of people placing themselves
at the center of living and consumption, one-person house-
holds prefer homes that they desire, rather than homes that
are affordable and cost effective only. Moreover, due to the
unexpected pandemic of late, people came to place greater
importance on the quality of housing when making hous-
ing choices, as they think more highly of comfort and con-
venience that their housing will offer than of location.
Therefore, supply of affordable, quality housing in consider-
ation of social and economic characteristics of one-person

households is required.
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