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Eg=E wEd Hes EEaegich e okgkE s14e] g3

U 7R MPERAE A AN BE A hgae) RG] ofntEsA Sl
T3, 2503 x 2503 WEEAE WHETh o Awsg ALgHT
20 sl oHE A7 G 4BAES ] Ors Bad EANEE SYRcE 37}
= Agel wEdtE As hgsta vt A= AL AR U4 (endogeneity) &
ol FAET 2 F2o] EAE op7|AI7ItH Anselin, 2001). &

A5 FATANAY WY EAE Kim and

Wy = dL a=1,2 (12 Muller@004)7F Ak F2dE e o) Aol

’ Agaz .

AN Wy T Ae olE st 7k 7t =g BT SAAFRES A=
249 A58 A5 Ak dE 0 o dels 7 7RA7E vk g 7B WEe Kim
= o] ol o] AlE UEIT o714 a and Muller(2004)7} A|¢tst two stage quantl‘{e
12 T el olEe] Agel Qow waw  OOSONRORe] A, BE wSes
Hi AL oualm an = olshe 7 Ael .Chemozhukov .and Hanéen(2006)°]. A ekt
AT oz maghe AL o], o instrumental variable quantile regression(IVQR)
A o1S ALE T olt}. Su and Yang (2011)& &74A 27 A8k

543 o4 IVQR A7 otk 7|24 e=
2SQRE 2SLS9F fAlsith 1@l a IVQRS A
0 Pula-We Wy Wy @,gz GMMjr ;’é};ﬂ? IV?)R-OJ Xf@% A
Wi 0 Wi o Wy Wi, W, A7) Zrol Hibe My okl =R U}
Wy o Wy 0 Wo o Wo e Wy, A% BAE 2 ot Holt}
Ll A T SN TRE BT TIIARES 24T 1
* * * HAHe ggAo AbEr 2= ot
s M W 0 W S 4w e s e
Win e Wi Wiy o Wip o Wiy 0 of thale] MEAR R B4 IAEAME s
57] wolth whHe [VQR2 © B2 AXkA|

INs MEgAE T JidE PRE Zro] It} ksl =4S = ZH
Hkdaly] Yate] FEae Aow AsAass oA T Q= 7} Bojg qo §eE= B3t
Ao g 7HgH 7+ #5A¢F dXehe= A =F 2 27 Ard gk AAsk &9
O2E 09 g THA e B wEY 2o Hatel MENa,g, § = 1 - DE Aok =
th FX7keA] EE A AREE o]xe] i i, ZF joll diste] MEe F9 34 &
de AgH Azt ol wek g e] 2 of 3}7] wjo|t}. welr oJ7]AE 2SQRE A
otk Aotk 7hAl mlEHZzoA iz £t EYHTEE SYHETY IS
84w ghol 0°] FrhKim et al, 1997). ¢]A& ApE-ETEY
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A7INE vee BEE AMg

p=AgWp + X Bq + eq (41'3)

o714 p ohtE 7Ae] 2agolt ol
A g 53k 2995 3AI8, Mg Bg
FAEofoF & meporh A WA A=
AR AR W E GAMS Xo) 1A
bR WX(ET9p)ol diste] 3]+ o
ol W, fitted value) WpE T3tk 53
AlZE AR @ akRke] FHaAlE A6k
dgkel (A W E 194 HAEAGN &
g w9 fitted valued! Wp2 thA@Th the
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A Atk ofRES] FI3UF 15 EoAHW T g g A grobA AepE e Aol ot
olilE 7}A4e HuHow o 15057 A5 E 7Hq] A9 4 VA= Aer Bt
o TS5 15 Eokddl we 74 Aead o] ofE 7HAd WA= 9GS HH
© 09 BT 18BAYCR 03895 1464 713 WF9) ERzdge] o] Azt u)
AR oF 28%7F o =k o]zl e 3 o] ofntE hAd Aol GFs mA= A
FEF FHY 2T olgES] 7ol wlg = o7 Ugth mrxie] oftEs kR I
A B Ae wgd Zow & 5tk a e AR A5 wdd s 9A H

20 AR AT W BAA olN FETUAY Y Ade okE xwel
F7b ABASsk 19 Zobel wek ol b AL W@ o melth AEzYn A
Ad BuHew | E 7% = g2 Wgo] sl

Hedg Al AG7E FolBnz dA7 Ze] Hol X ¢k, A E A4S WA
ko] AIEH Oo}TE JHAo] AJSFARE ki sy, 15o® 7hd 1 BHge] ga) 7t
"t AFSFE 15 =l ulghA] ol3tE M 2 29 9A] vt 2ot} vt
tAe HaAow 12507 9o] =olxith 1w HolE ofBtEE o 2A Jxio] EREIL
U AFE5e Awgk Wevh 29 3 2o T AHRS B F ks o] Ak o)A
2ZH AFZTT7E 94 FF ol oW 7+ t}2 M3 (Pompe and Rinehart, 199%;
o] 3t FAZ kA H Pompe and Rinehart, 1999; Bin, Kruse and
<E 6> FAAR A Huwge] 74 Landry, 2008; Pompe, 2008, Jim and Chen,2009)
s BAE Belth 7 g <E 4> o} dx|gt}, vl 2gE w2z Hjshe]
rﬂﬂl Ao] S AIG] <& 2>9 o}TE 7} THoR ofBE AL 9,410{4% FEAINE
A 1645130 9S wate] AXtsit) ofgtES] A A0 UERTh e o dite o A 01 &
*—D!ol kol Hafo] n|ste] iAo R 6119 At 02 5ol M nitt 2go] mx|= g3k
A

A9 Mol A5she Aoz uehgh o] &3 o] /Mg 2 o ugth o5 ATy of

= 95 09914 7HE E=A dERY S5k ) TE| $Ge nittxgo] 7Hset T4 oyt
ato] 1016639 7HA 0] dsshs Ao® e E7} o 23 Ao 7IRlshks Aos Bl
o} theow AHA A HER 105 o] o AL Ha A o2 620214 71 A
AA oltEE ¥R Y olyEe] H|EkY 7} & %A, 58] 09 w9l 1 Gl
Zo] HtHoR 564 =& Foz ugith 7P A 17142899 7HA] s 7St
o|Z & A& ofE 7HA A ald gk A ojZl st 5L Qo] AT oHE
FAHKim et al. 2015)¢H= thE Aot A 7b 7bE 7 AL ol Al 710Ehe Ao®

&2 Askdo] AvEAHE 9o 3, AW~ Bty A3 (Shabman and Bertelson, 1979;
of mpgH o} e 2 deusris W Milon, Gressel and Mulkey, 1984; Pompe and
gste] Ak HAdo] ofgtE sHAd SAA Rinehart, 1995, 1999; Earmhart, 2001; Bin,

4
o ol dFE vAA ek Ly Kruse and Landry, 2008; Pompe, 2008)°]4%
P obd Astd Alzgle] & zhRoid sﬂovgﬂw FebAel He) JFE FE 4
AA e, AUt 2 e YRy B9l
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<# 3> OLsSet 2% 3FHEA FHA

OLS 0.1 0.2 0.3 04 0.5 06 0.7 0.8 0.9

TA976 739127 TAQLSTT TAATLTT 7A731TT 747007 751607 75285 7.55007°  7.6580"
(333.1161) (200.591) (247.245) (222548) (2065.74) (255.664) (298.002) (308.808) (275.606) (154.584)
A4 -0.0095™ -0.0090" -0.0105" -0.0112"* -0.0121"" -0.0109™ -0.009%5"" -0.0101"" -0.0123"" -0.0109""
(-69249) (-4.0993) (-6.0629) (-49019) (-6.8735) (-6.2648) (-4.6681) (-4.6351) (-63%1) (-4.5323)

A4 000037 0.00027 000027 0.0003"  0.0004" 0.0003" 00003 0.0004™ 0.0005" 0.0004™
A (71459)  (28257) (463815) (394719) (6.38107) (6.10236) (459532) (45766) (7.10372) (5.29345)
00049 00000 0.0049™  0.0049™ 0.0049™ 00051 0.0051"" 0.0050™ 0.0049™ 0.0048™
(61.7481) (49.3837) (62.2227) (44.0683) (46.4521) (45.7234) (37.1701) (32.0554) (29.5283) (19.4521)
0.0114™ 00112 00109 00107 0.0110™ 00111 00113™ 0.0118™ 0.0123™ 0.0121""
(276863) (20.0204) (27.3462) (209712) (22.0647) (21.5623) (19.4042) (186142) (161167) (10.8049)
0.0083™  0.0092™ 0.0090™ 0.0098™ 0.0088"" 0.0094™ 00073 0.0065™ 0.0073™ 0.0070""
(87763)  (473991) (858859) (891822) (4.62279) (3.84348) (467517) (722318) (877768) (4.92748)
Z4= -0.0003™ -0.0003"" -0.0003" -0.0003"* -0.0003"" -0.0003"" -0.0002"" -0.0002"" -0.0002"" -0.0002"
W (-80633) (-43783) (-105%6) (-9.779) (-35479) (-2.8064) (-3.7742) (-7.0851) (-876%) (-58159)
00428 00193 00547 00630 0.0493" 00578™ 0.0421" 0.0604™ 0.0619™ 0.0517"
(27802)  (1.15611) (386328) (2.90087) (3.06808) (3.44954) (242881) (3408) (3.36338) (2.36859)
00237 00275 00464 0.0390" 00333 00399”00280 00437 0.0438" 0024
(14804)  (1.39808) (2.90022) (1.97704) (1.90212) (219619) (1.53826) (2.39275) (2.23041) (1.11535)
0.0082  -00108 0018 00097 00132 00239 00098 00282 00272 00353
(04934)  (-0.5579) (1.16025) (0.49798) (0.72184) (1.29447) (0.50097) (1.45901) (1.33009) (1.40052)
A5k 00528™ 00410 004517 0.0540" 00603 0.0676™ 00611 00569 0.0551™ 0.0642"
v (8678) (2.97546) (51409) (6.06917) (7.54453) (9.00645) (822833) (7.31381) (7.3207) (551606)
00324™ 00141 00101 00292 00331 00377 00397 00429 0.0458™ 0.0351""

(4551)  (1.14344) (1.10943) (2.88429) (3.76387) (4.12627) (3.71647) (4.64424) (5.05377) (3.43116)

Abzry o -00381% -00512"  -00160 00123 -00190 -0.0257 -0.0321" -00258 -00286 -0.0423
v (-25744) (-2.3783) (-0.7778) (-0.6091) (-1.0924) (-1.414) (-1.6622) (-1.6363) (-1.5554) (~1.3681)
nbgz 00045 00051 00084 00046 00092 00025 00053 00105 003%™  0.0080
iyl (03354)  (0.26892) (0.4689) (0.22368) (0.55034) (0.14163) (-0.3631) (0.65602) (2.06985) (0.27306)
Az 00233 006447 005737 00408 00215 00026 -0.0114 -00176 010%™  0.0784"
tjv] (1.0533)  (1.82514) (2.06043) (1.4848) (0.89094) (-0.0939) (-04401) (-0.5785) (2.75216) (2.15693)
A&z 00706 007127 009517 0.0758™  0.0789™ 00753 00664 00778 0.0900™  0.0584™
tjv] (6.0418)  (441174) (6.25295) (457848) (5.38365) (4.79977) (510113) (6.30566) (6.06346) (2.18101)
itz 00647 01151 01387 00911 00742 00837 0046 00439  00406™ 00288
v (36649)  (349461) (7.84381) (4.83228) (4.32237) (2.99379) (329158) (3.01252) (2.30186) (0.43755)
00839 00273  0.0358™ 00855 0.0723"" 00836™ 008" 0.099™ 01017 01239

(11.2549) (1.60734) (3.04308) (418013) (6.33422) (8.85708) (8.88887) (885314) (8.31357) (4.83626)

L0l ]

Pseudo gz 0679 05337 05261 05206 05260 05341 05390 05430 0408 05362

Quantile Slope Equality Test 118.2066 p #< 0.01
Symmetric Quantiles Test 24.624 p @< 0.01
#HE3A 2,503

o, o, e 22 1096, 5%, 19% ROl BAR O folHolehs AL wASL Uk
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<E 4> BTAIRR S| 2Ef 29l 317 BA FHA|
2SLS 0.1 02 0.3 04 05 0. 0.7 0.8 0.9
oz 291657 223197 26967 236027 245097 25656 20484 15416™ 199207 2.7924™
T (741372) (402004) (5.03706) (4.23979) (389655) (384701) (3434%6) (281042) (270658) (2.85759)
A 055907 06374 05845 063067 061967 061127 06758  0.7425™  0.6884™ 05968
W (11.2766) (9.22021) (877594) (9.09954) (7.96666) (7.40658) (9.16905) (10.90%) (7.52623) (4.96909)
Axtelz: -0.0090" -0.0047" -0.0094" -0.0113"" -0.0112™ -0.0113"* -0.0105"* -0.0134™* -0.0143™ -0.0123"*
CTET (71714) (19654 ~(4.1818) ~(5.091) ~(5728) ~(5.6977) —(45971) ~(69461) —(6:6392) ~(5.0575)
A4 00003 000004 0.0002 00003 0.0004™ 0.0004™ 0.0004™ 00005 0.0006™ 0.00065™
A (791919) 06657) (342157) (4.149%57) (570421) (559118) (4.62527) (7.24596) (6.95396) (5.68917)
—_— 0.0047*  0.0048™  0.0047 ™ 0.0046™ 0.0047™ 0.0048™ 0.0049™ 0.0048™ 0.0048™  0.0045™
S (618168) (522427) (54.9399) (474383) (405291) (41.0071) (322676) (31.9704) (25.8273) (15.7828)
2= 000977 00089 0.0090™ 00088 000897 00087 000907 00097 0.0104™ 0.0114™
OO (2322090 (17.1401) (200157) (168%44) (151573) (133763) (147975) (160678) (11.6241) (9.67971)
e 0.0076™  0.0069  0.0080"" 0.0081"* 0.0093™ 0.0079"" 0.0060"" 0.0064™ 0.0056™ 0.0074"
(1814%) (637519) (846462) (7.74111) (834143) (3.13834) (4.25616) (4.68939) (6.10545) (5.96935)
AFE4 00002 -0.0002" -0.0002"* -0.0002"" -0.0003"* -0.0002" -0.0002"" -0.0002"* -0.0002"" -0.0002""
A (-7.354) (-80038) (-96135) (-86868) (-84672) (-2.0051) (-326%) (-3526) (-5.7153) (-6.5443)
R 00372 00101 00366 00432 0.0456™ 0.0433" 0.0459" 00296 00444 0.0618"
"o (259064) (0.62893) (250117) (264238) (276825) (2.35454) (243815) (1.56289) (2.32668) (253335)
e 00168 00205 00278 00288 00289° 00241 00315 00088  00341"  0.0330
° (1.12358)  (1.14515) (1.73847) (1.57605) (1.66538) (1.22224) (1.58531) (0.44959) (1.72443) (1.28424)
ek v 0.0087  -0.0081 000% 00108 00127 00204 00221 -00047 00136  0.0451
(055899) (-0.4379) (0.58278) (0.60855) (0.69304) (1.01541) (1.10714) (-0.2346) (0.67781) (1.49064)
Askd 003207 00128 0.0245"  0.0270™"  0.0392""  0.0427""  0.0389"" 0.0397"* 0.0351""  0.0296™
gul  (536641) (092381) (257011) (3.07326) (477385 (5.31392) (4.95667) (561253) (4.20423) (2.52039)
S 0.0096 -0.0232" -002000 -0.0010 00114 00144 00216" 00164 00251  0.0179
(1.39037)  (-2.0971) (-1.9021) (-0.0952) (1.19538) (1.48535) (2.11932) (1.74069) (2.56577) (1.63421)
Abz 002427 00204 00063 -0.0132  -0.0082 00238 00156 -0.0096 00074 -0.0104
| -(1L743) (12060 (-033) (-0.7532) (-0.4839) (-14349) (-0.9939) (-0.6013) (-0.3714) (-0.3001)
v&Z% 00074 00080 00022 00068 00102 00028 00171  0.0287" 00331" 00173
gul  (059085) (-04581) (0.1128) (0.36832) (0.60114) (0.16748) (1.22211) (2.27317) (1.94341) (0.50812)
ZzZ% 00043 00193 0043  -0.0113 -0.0040 -00092 -00160 -0.0093 01021  0.0769"
gr] (0.20696) (0.88761) (0.19358) (-0.354) (-0.139) (-0.3574) (-05764) (-0.2497) (1.62715) (2.03208)
Asxw 006447 00470™  0.0625" 00475 0.0530™"  0.0479™ 0.0485"" 00664 0.0748™  0.0477
g (494891)  (3129) (397181) (2.99238) (354367) (3.28843) (4.09604) (6.37778) (4.97624) (1.57575)
vekz 005727 010607 01143 0.0776™  0.0659™  0.0444™  0.0590" 0.0413™ 0.0445"  0.0172
| (3469)  (4.05098) (6.38725) (4.25991) (387831) (2.71971) (3.69460) (2.81334) (2.13729) (0.35244)
sor g 00377 -0.0409"" -0.0149 00034 00146  00252° 00190 00265 0.0401"™ 0.1042"
v (46706) (-2.6336) (-1.1428) (0.26643) (1.04758) (1.82188) (1.39236) (2.27233) (2.63245) (4.19115)
Pseudo 2 07980 05497 05410 05362 05394 05455 05615 05562 05533 05482
Quantile Slope Equality Test 102.2817 p #< 001
Symmetric Quantiles Test 19.2518 p #< 001
Sample size 2,503
T ke ZEZE 10%, 5%, 1% oAl BAIAOR felAolghe AS BASAL St
2SLSE two-stage least squaresE FAIZH Zlolty 94 FHAEA 9 FAHXE Kim and Muller (2004)7F Alkst

two-stage quantile regressiong A&-3dlo] EA1E Aot}
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G ARAT ATA AlS

<E 5> BUAADH 250 295 B Skl D8l WE| 1 FAES: M)
2SLS 0.1 0.2 0.3 04 05 0.6 0.7 0.8 09
A -1497 =713 -1p46 -18B8 1342 1,88 1727 2204 2352  -2,023
7B AT A 49 6 32 49 65 65 65 82 98 82
HA 773 789 773 756 773 789 806 789 789 740
3T 1,59 1,464 1,480 1,447 1,464 1,431 1,480 1,59% 1,710 1,87
AFEF 1,250 1,135 1,316 1,332 1,529 1,299 987 1,062 921 1,217
AFFZFAF -32 -32 -32 =32 -49 =32 =32 =32 =32 =32
F AR <E 459 7 weel ST A0 <E 259 ohske A1Ael WS Fajol AEeAsch
<E 6> DUNARH 200 295 H7IEA SHe I B B
2SLS 0.1 0.2 0.3 04 05 0.6 0.7 0.8 0.9
ek 6119 1661 6,021 7106 7501 7123 7551 4869 7304 10,166
s 2,063 3372 4573 4737 474 3964 5182 1447 5609 5428
A ek m 1431  -1332 1562 1716 208 336 3635 -3 2231 7419
A sHH ] 5204 21050 4030 4441 6448 7024 6399 6531 5714 489
AAE L] 1579 -3816 -3290 -164 18%m 2368 3963 2698 4129 294
Esrla=hal -3981 -33% -103¥6 -2171 -1349 -3915 -2566 -1579 -1217 -1,710
&2 1217 -1,316 361 1,118 1678 460 2813 4721 5445 2846
Zzyn 707 3175 707 -1,88 668 -1513 2632 -1529 16796 12651
Aezym 8949 7732 10282 7814 8719 780 7978 10923 12306 7347
[Z] = e g o] 9410 17438 18803 12766 10841 7304 9706 674 7320 2829
Bl R =) 6,202 6,728 2451 559 2401 4145 3125 439 6596 17,142
F R ETE <E 4>9) 2} el ATAGl <E 2>9) ook 7o) BRake Belol AT,
V.4 = Aeslel AT 2AAE Be Wt
el etk 53 UelN FRIEAE L
SRV FENEg by g g FE BT WO ASH FOAAETE
= eeiypere el aan o) ua g V3E RISl 28 AARAG A ool
ot AFEAL FR FEAd Qe & A oo AT AT A8 Bl R 2
o el sdEas gy sqa w1 BAF AL s gA ol
Fa e AdATedE FeaAel g 5 T
e ol sl e pAdRE w3 A EH AIREs aH@ Aol oA
G ot me g mela Rk A% AR Anel 2 A
of Aol b dhguiTel gd o OVF BE AL T, TES ABa9
2o AANAS olgste] Fusel g ) A FWAANRIE A4ED v AFd
Clopal ElEAe] oJES Mol 57 NAS T-(Zeitz, Zeitz and Sirmans, 2008, Bin, Kruse



and Landry, 2008, Liao and Wang, 2012;
Zhang, 2016)°IA %= W23k A3} vgk=d], o]
A0l o] A7} AgH ARMES] SAo] b

ARl AylAel  distel =

ASEA Az FEIAFT
AR oRE FA3 Aol OLSFAHRUE o}y
EZAC g3k FeaEAe] gys ¢ & Adyst

a2 AE O we 4o JFe
vAE AeR ekt ofsEsl skl o
3 Q= A9 AARAE A7} opEA A
o E3E molZ kW welsheol wla)
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2,
k

Bl

of gFHol 10% AEHel 54 Bgkeh Ao
Aeursl FRTlAE Asaeel A

of iyl BerelN felHow o 7}

Moz obshe F4Ad &9 9GS nAE Ao
2 bR olsh ol Agwh Bake] B4 A3}
ok A Aee AR, AN @ ke
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Abstract

Determinants of Apartment Prices in Busan: A Spatial Quantile Regression

Yoon, Jong-Won' - Park, Sae-Woon™ * Jeong, Tae-Yun™"

Lots of previous researches on determinants of apartment prices in Korea consider spatial
dependence while few studies regard endogeneity of spatial lag by adding a spatial lag to an OLS
regression. Thus, this study intends to include this spatial lag in its analysis of determinants of
apartment price in Busan by using a two-stage quantile regression.

The empirical results are : the coefficient of spatial lag variable is more than 05 and is
statistically significant at 1% level. From this result we can confirm that the effect of the price of
nearby apartment on that of another apartment is very big. We also find that apartment buyers
prefer larger size, height in both the total floors and living floor, south—facing living room with a
ocean view, and proximity to metros, high school and coast. Unlike our expectation, however,
mountain view is less favored than building view, which we can guess is because apartments with
mountain views are mostly located in the low-priced apartment area where some of their living
rooms face north.

Quantile regression also explains the effect of hedonic characteristics on apartment price better
than OLS estimation. For instance, the effect of south facing living room variable on the price is
twice larger in high-price apartments than in low-price counterparts. And the effect of vicinity to

the coast or the ocean is ten times bigger in high priced apartments.

Key Words: Spatial lag model, Spatial dependence, Apartment prices, Two-stage regression,

Quantile regression
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