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Decision-making Factors and Characteristics for
Buying an Unsold Apartment
Focused on Unsold Apartment Residents

Jung-Ho Tak, Jeong-Hyun Rho
Graduate School of Urban Studies, Hanyang University
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Abstract The study suggested plans to solve the problems of unsold apartments that lead to social and economic
issues in our society, analyzed the characteristic factors related to the unsold apartment residents, investigated the
preference factors, and finally determined the influence structure between the characteristic factors of residents and
the mitigation factor of unsold apartment, for the repurchase intention.

From previous studies, this study determined the characteristic factors based on the physical, environmental, social
and economic characteristics to make up the characteristic factors for the unsold apartment residents. Then, through
a Focus Group Interview (FGI) among the members of a real estate specialist group, it summarized the suitable factors
for analysis and analyzed the influence structure between all factors through Partial Least Squares Structural Equation
Modeling (PLS-SEM). The study results show that the mitigation factors are the most profound cause of the
decision-making for unsold apartment residents, followed by economic factors and residential factors. In addition, the
residential satisfaction for the unsold apartment residents has a positive relation with the repurchase intention.
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o] Z7k59. 011 20154 S o] F B71AA) WE B ok AABY) Frbek SHeA FgEsh Aok 5 A
ok 4719 sigo R £87F F43] AT ofE £ W Bl =2 Ao Yehyton, o {dAr] &
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Table 1. Status of unsold apartments nationwide o7} =8 £ XA Hle) dAAEACE A FE
= = Ho ] =2 Z=32]|3k
Location | 2012 | 2013 | 2014 | 2015 | 2016 7Fe7del =k webd W golutEe] s S10¢
Nationwide | 813,599 | 812,502 | 559,613 | 430,854 | 696,918 9= thekst ukoke] A A7 B sk A Holata g 4
Seoul | 31,939 | 39,971 | 26,178 | 8449 5,926 91t}
Busan | 57,346 | 65392 | 34,995 | 14462 | 15460 ~
Dac-gu | 64,725 | 22,187 | 9,297 5049 | 16,859
Inchcon | 48,027 | 58480 | 68,841 | 37,052 | 39,413 2.2 M7 2 10| XjHA
Gwangju | 23,106 | 16880 | 3,342 2837 | 10,152 )
H o A= o E o ] o) [ Koy XN
Dacjeon | 16,088 | 14,067 | 7,730 8,929 9,198 & Aol A= ofstE oAb Ael flet Y=
Ulsan | 39,014 | 30,679 | 14,551 | 2415 9,120 "X+ 2918 IA E83¢ =Ha AA R 2Ho R
Sejong 116 3,468 4,537 411 15 :FL‘E‘TS‘]'.—J—’—X]’ ?—5]_1:[:]’ O]VE‘:,:'— ‘I’I°H e 5301?"@_ O]—J,]—E }_aﬂ]_
Gyeonggi | 272,005 | 311,131 | 205848 | 168,774 | 212,939 ol o i o
= 1 3 3l
Gangwon | 39,057 | 43,680 | 31447 | 28449 | 30,576 =24 S el Tk Ate} ofutE ThA s} BA|
Chungbuk | 9,406 | 8722 | 14,206 | 18,640 | 51,789 A Z2Wo]| thal AR FEE
Chungnam | 67,693 | 31,888 | 26311 | 483835 | 102,964 o X Z7128(2007)8] AT olmES] HahAR
Jeonbuk | 4354 | 17,829 | 16,053 | 13,174 | 26,810 jL A714( )9l el A= ofshES] o e
Jeonnam | 19,622 | 24713 | 30372 | 18,178 | 18,582 WL 71A e FEE v 2= T8 Mglo] ERl1H Q]
Kyungbuk | 38,425 | 24,774 | 16,799 | 22242 | 66,493 o], E3 484(2009)8 o} B E AAEA Wi F
Gyeongnam | 77,516 | 89,410 | 44970 | 31,803 | 78,092 U e 2 W% 9 w8o]7lo] oluhE
Jeju 5,160 9,222 4,136 1,155 2,530 e, A, FRH &t % asejzle] opte
Source: KOSIS(Korean Statistical Information Service) 7 }‘er Oﬂ ‘%‘9] H]?l’ og Sk < U] ] tﬂj\ol & AFZ —41 ‘E‘ﬁ[%
7t

A #(2010) olitE
o

=
<) =

Table 2. Status of unsold apartments after construction Aol JEFE v A= FAZA gk ATE B3 AR
A}

(s}
) olulE ] 9JAF W AFAX olglE

Location 2012 2013 2014 2015 2016 I 7HA(eBtES] 917 Bt BAA) 7 opstE kA
Nationwide | 341,240 | 310,820 | 231,720 | 148207 | 128,012 S A= T 20US EISIAU3]. HES
Seoul 14075 | 10,744 | 5365 | 1,569 | 1512 o olIE T = LA o 1s1
S olulE E 71Ae] gEs nx =

Busan 12,068 | 11,150 | 9986 | 4937 | 3,328 (2011)2 obE @A 54 Toi7bA el 42 vl
Dac-gu | 46367 | 17,126 | 3,106 | 447 18 g X932 EA ?_‘rX] B4 2 284 548 44
Incheon | 15,103 | 31,918 | 32,548 | 25441 | 21,053 - s . S
> > > B > 3 7}y7}o 7} olgtE wjurtAe] S m|X&
Gwangiu | 1,576 | 2,130 | 1400 | 1880 | 2.536 ol __'4 A57F oPRE winzh A @R U .
Dacjeon | 7,851 | 8563 | 6,792 | 3687 | 1959 AL 9 t4]. A5H(2011)E ol E 717 9gS
SUl'san 25;;5100 12,(?70 4,?]45 922 422 U] ~]% %_-‘:'L;g] B_?_]_O_i %/\] ﬁxﬂ;q ,9_0] /\]—ﬂ (QX]XJ

ejong _ B
Gyconggi | 110,191 | 136,723 | 97,801 | 68,617 | 51,889 89l 2 A A 21 AAsta 7HA 7] o g
Gangwon | 18,921 | 22270 | 15959 | 10,884 | 11,851 A AZe B AT A, EuEte] A, Fu
Chungbuk | 9,188 | 4,602 | 3469 | 2,566 | 4359 -~ . W o el ALel olddx oole] o
Chungnam | 39741 | 14,814 | 5403 | 3494 | 5317 =zt AA & Adudhs A fAA 2dlo] &
Jeonbuk 2503 | 6057 | 7260 | 3037 | 8197 3] o}FE 7}Ze] We RS A= AL WHTHS]

Jeonnam | 9918 | 6,642 | 11935 | 8810 | 5701

, X , 3 , o mltotels S A=zl o
Kyungbuk | 16,557 | 7,294 | 4,764 2,280 3,443 o1 FTH2015)& vl opstEel gk ATl 9
Gyeongnam | 10,422 | 11,829 | 18,175 | 8,653 | 5,660 S HHE 24E A QABA(IE HIA, AGAA,

Jeju 1178 | 6288 | 3512 923 727 _ _ B} s

THAAZAA), AT (EA] U 2184, A4 9L Adn],

Source: KOSIS

U5 [Table 219 &% % &Y =
B A7|=e] njiefolulEr) of suk 2SR 7t
2 Ao Yelton ol HrEe AT FE5H

el uhE SRt FANL FHE dder &

. oleldt nlReolne 4% =
shol FAZERo BRI Gee BASATHe.
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oz uen|2002)s FFHAAZEY FAA 3. EMo| E

gl efel ¥ A7E Faf FEHE vk, S8

FH38Y 5o adle] Ta¥ IFE vAdE AS 3.1 BAUH

g om[7], AAF007)E thEe wEE (5 w ATE VEGerE FrjeaEd 29l 9 23
T, WA, 2R, e, A T dstaEe] diE SR AFNSREE vizfE Al
olimote] YA FA S T BATE WHEIE T oJAfel] v FFTEE Bt Ak 2Q1Ee]
oteel] 7P 2 FFE VAT AE ASAMUEL I JFTEE A AT 724 #AE FAsE W
°]34(2007)9] AFAA = 3T A FouA|7t o} ol F 7HA] HEHol glom, 0% ks HluwA P
FE Frjees dovl= Aom AQIHANTHIL o s HEF= CB-SEM(THF 7] P
F(2010) Aol HzFe7v) AA) 290 747 € Covariance-based SEM)F 2 0] L, & T Sfth=

A EARGFOTAS, Z}ﬂ'T—f—‘?—, FA TR, A ), PLS-SEM(Partial Least Squares Structural Equation

THA EARPAY, 153, 7T 2 %4 Modeling) ©]th o]2% dAfEo] REF st ¢
HAEAT, A, o E’ZMT) MAste] A% CB-SEMoOl digh tietd W o2 PLS-SEM2| AHE-
A BAE S 7]'?73'11] AT 7P & G ) < aEfsfofatm, whef R 30] TL HHol &
A= e FRASHATH10]. A9P(2012)] ATl A= A construct(2F] SAEA = WEE)ol gk oSo]
Aedd, A5EA 2 A& g st BgrsEsS U A%Y 9o PLS-SEM9 }\]'o S nEsfof gt
ARzt T 5 Aol QFHATE S-S G5 PLS-SEM®] F74%-4-> CB-SEM= 13 ML(Maximum
ATH11]. Likelihood) FAWA37= tZ A OLS(Ordinary Least

TS E AE  Squares) 3]7]EA0l 71qkel Wit} 1A%k PLS-SEM
HpgoE B ool ApEAYe vt 2ol S S 9 H7RAe] @ SRl thask tlo]E)247]%el PLS 5
BAWY D 2A BAYS RAT obhE ARt PLS 7RIS Qi 87 R A wh

=18
=
@ ope] HYATE F2 oE AT wel TR 242 Fa 0F) TEUSE SRS

Tk

o HFEU FAZAZE el eel] vlAl= Gl w5 mFERE eQls APtk v PLS-SEM2
ATl M5Hol qirh & A7E HEYIHE A Y constructEZF BAL} BES] constructEY} HEE 719
FAE o R 24S WA Ao Al AlRAQ Al ofs) EAF ot 12]. mebA 2 A
AAE 7RI BEEE oS Tl MEYgORE fojAl = PLS-SMES #-§ate] Higel] tid Bl o 2
o Ak vRdoltE P AAS shsd] ARl #AE BAstax) .

Ak 7S AR Holl A AEAE RIY 24, 24

PRl vlEFelste YRl 3t dubs 54 8 ] 3.2 XIEMYE & X2

TYOHIE AFERE Y AHlM ApEgE THITh u)Eok 91Fxe] Fujolae] JEL WAL 29le
E3 RGO E AT AFURE, ATt a5y ga) oM HES APATE BEOlZ Fujoat
AFaRlEe] G Wk ohdEt ZAASEANE Ay g3 2ANSENS EgsEgn) B3 23}
WAE getgitte HolA AEAS 7RIt AlA, A @ gole] M3 AR Yste] BEA A v
W] le] AP S ZRITh FulfAA 291S B Angel d19S gito Rz AR} FGIE AA|ET)
Aol glo] F-aat 54, FHRE 54, ARAAAA gga Agdre 53 298 abgolA neslx] 23
SAL Ao Aades WES ] WEel SF w nye =g ow Ao, AQE 2919 )
TEE 2R glo] deedAde] #AE 7ML A 2A 5L [Table 3]3 2

o webA] E AFE TR glo] teEalge B TS A Qolol] thE AHA e X FE vy
As 1T F Y FEHALAFIA(Partial Least 0 <A} Exdoo] 4O HEale] shx|= Zad &
Square Regression: PLS) 72X & &&alaat dth g9 37 9L gol(d% @ stuste] 72, gFuEe)

A, BAA), W aQA(SA] TR, A WA,
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Table 3. Composite indicator

Category Detail factors Contents Note
Distance to work and school
External factors . - .
1) Convenience of public transportation nn
Real estate Close to amenities { 4%’ {5}’
features Size of apartment complex ?
Internal factors - o (7]
D2) Inside facility of apartment complex
Floors and size of apartment
Environmental factors Landscap.mg of apartment co@plexes
. . Surrounding landscape and view of the apartment [21, [3],
Residential (D3) .
environment Distance to the park [4], 51,
. School districts in elementary and junior high schools [61, [71,
features Educational factors PV
(D4) School districts in high schools [8]
Close to private education facility
Degree of safety for crime
Safety factors -
D) Degree of safety for disaster [11, [2],
. Degree of privacy protection [41, [5],
Social features
. Status of apartments [71, 91,
Social factors — -
(D6) Living standards of residents [10]
Level of apartment brand
Level of equit ital
Purchasing factors £ve. ol equily capa
©7) Level of leverage [2], 131,
Economic Degree of consideration of loan interest rate [41, [5],
features Purpose of residence [61, [71,
Revenue factors
D8) Purpose of Investment [8]
Purpose of give or inheritance
Dalay of balance on prepayment condition
Abolish intermediate payment
Condition mitigation(D9) Deposit system FGI

Flat rate Pricing of down payment

Sell of installments

ORE T W TR TSt HEGOITE 4F  AFEiAtel HiX e s 28] A
A7} FAAE 9lo] FeA s BEld 54 1A e BAE Qs e 91X
Ak FANL 5499 A 224 54 9 Bl E9 FolAy YFNlS dde® MRS
olmlEV} 7HAE T B RRMEA, AT, 2, T A 20173 5ERE 7€7HA o 27012
A 5), BFedEht 2 g9 A 5o PRSI HFE9 EmailE ZE5te] AERAIE A4
TASACE ALE A EAPL ST oM ESF A AFE] ALl SRS FdAlY] YFAE 1201 0]
ol 9 & FRlzle] wA adja Aldo] JExE ok ol AEelA] @ 173S A9)F F 1035
e FAoR A 2, AlEl, RE ) A & gideR B4E st &

=
A 2B ojnx], AFEFE F)oR RIS U [Table 419 2
AAH B e olES Tujgel glo] A 24
9SS FAo g XA, YW ElA, ozt Table 4. Basic statistical
& 9 F9H 2RA(AF, AL A E T 9= Standard

Category | N | Min | Max | Mean . Dispersion
TR, s ToR 2ARHEAL MES FF Deviation
L . e " DI 1 [ 7 ] 5000 882 778
Sz W7 A8AR) B3 7] A Al Eshs A & D2 1 7 4.819 875 765
e FEor AgzRAR JF Fd, TEF EF HA, D3 1 7 5.000 823 677

. D4 1 [ 7 ] 4869 855 730

olefe A, Aok Ao, A% 2F of 8dlow Ds |103] 1 | 7 | 4613 983 966
U7k @ pEe] BEA ARslSo] ARIFGIE 3 D6 1| 7 [ 4025 1.022 1.045
N D7 1| 7 | 4975 867 752
=74 o A5kl = SlLEA] O Bokolule
TR st 2SS vl okt D8 1| 7 | 4769 845 14
o i +2E Z7IAN7]7] Yl u}f;ﬂ_lﬂ_ ulolo & Nzﬂ D9 1 7 | 4899 847 717
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Table 5. Set-up the operational hypothesis

Hypothesis Contents
H1 Satisfaction of ‘Real estate features” has an (+) effect on the ‘Residence satisfaction’
H2 Satisfaction of ‘Residential environment features’ has an (+) effect on the ‘Residence satisfaction’
H3 Satisfaction of ‘Social features” has an (+) effect on the ‘Residence satisfaction’
H4 Satisfaction of ‘Economic features’ has an (+) effect on the ‘Residence satisfaction’
H5 Satisfaction of ‘Condition mitigation features’ has an (+) effect on the ‘Residence satisfaction’
H6 Satisfaction of ‘Condition mitigation features’ has an (+) effect on the ‘Repurchase intention’
H7 ‘Residence satisfaction” has an (+) effect on the ‘Repurchase intention’
33 917 By U JhaMy wqe 452 B B9 4 ek
TEWAA 2] AL 7)Ee] AYAT i Aol RS 913 PLS A 239
e @A Sow AN v 9 Yes smtow A B A5AdE [Fig 219 2ok ¢4 AFEdA
TZEHS Eg o3 BAS FAsla QA Az WE ¥ AHAS Ff getst 4 glon, o) XFE
L gAZ A B A7 BAS gdely] 98 7k SHE E 9 fk(standardized loading)©] 4 0.6~0.7 17
AR glo] olmtE FujejabAAe] WEt M2 up 28 EFE AE @Irh [Table 6]% Z°] Outer
gom videlste QFAe] FulAag 29 9 £ Model Loadings & 24 A EFIE 2YU%E
ABEAS 2w E3a, A4E 20lo] AFu=En  ©W|EkE Original Sample®] Fto] 4 0.882 o] Fo=
& Aol ATl BIAE JYTRE R LE WG AL V1ER 068 4T3 2] Wl
913 [Table 519} 7+o] A7-9] 7MdS AAs et ek wAol Aaet Aoz EEHIh T T-ValueZt 7
o2 z|ofo] AL PLS FXHAA S Bgate] AAY 256 oFOR EEH ] AFFE 99% oM e
Mg AFsA . BE £EE IS wger AR TR 9= sleR v
T3 ATe] RYL [Fig 113 2k
Table 6. Outer loadings of model
Real estate .
Original Standard T-
Featur
e C‘_"?diﬁ_““ Category sample deviation Value
Residential Mitigation DI <« | 0.948 0.008 115.549
Keponment Dy < teal estate 0.945 0.010 101.292
eatures
D3 < Residential 0.945 0.009 107.820
Repurchase D4 <« environment 0.951 0.007 122.901
Intention D5 < . 0.931 0.011 85.682
—_— Social
D6 0.882 0.027 32.910
D7 . 0.956 0.007 141.598
I pa—— Economic
D8 0.944 0.011 87.789
Fig. 1. Analysis Model
teoE WAARHE 54 AN ta 5w
F gl AANFE wshe 494 JEE Wake
4 AZ=EA d oolg wuel: JEe 2 aewe duAs
(Cronbach's @), 3T &AHFZFk(Average Variance
41 B3Ol EIEM AS Extracted: AVE), 5312 %(Composite reliability) =
A AT wHo) O NS A ANE WA 5 Aok QIO Ak dabAde] FS
BARY] B BYS AFAF o), mPe B 06914 0.7 olaoln 4l Ho] S Fow Fe
42 AA JWFEFEd(Convergent Validity), W& LT Rom, AVE #h 4] 42 Uehlle 2= 055
AJ(Internal Consistency), SHEEF3A)(Discriminant Validity) — o & 72-% Ao gtk Adgoi13]. B3 534
2 Fo B 4w, AAH 2P APy Fx HEE G aelms A welslel ad 80

234



oEgottE Fujoidd FFTE 24 L DAY YFAE ez

External factors

o5
o
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Internal factors

Real estate
Features

Environmental factors
noas

0.o51 0.168

Educational factors

Residential
environment

Safety fact
afety factors 0031

Conditicn Mitigation

1.000

Condition

0.882
Social factors

F 3
-0.004

Social Features

Purchasing factors
WG

0.944

Revenue factors

Economic
Features

Residence satisfaction

0.274 Mitigation 0471
0.220
0439 »
0317 Residence Repugchase
satisfartion Inteddion

Repurchase Intention

Fig. 2. Structure analysis about impact elements of investment preference

Brkshs 71FoR 0.7 o3 A ARl A=
Ao dehgitt
¥ Aregel YA BEek] A9 usel
P43k b [Table 7)3 2o] vehd 5 glom, &
£ 0571 99 718 55 AoR et 2]
WHLBAS /A= Aes 2E5EAY
Table 7. Overall model fit of PLS-SEM
Composite | Cronbachs | R square
Category | AVE | liability | Alpha | adjusted
Real estate 0.896 0.945 0.884
Residential | coq 0.947 0.887
environment
Social 0.822 0.902 0.787
Economic 0.902 0.949 0.892
Condition | - 5, 1.000 1.000
mitigation
Residence
o 1.000 1.000 1.000 0.864
satisfaction
Repurchase | 1.000 1.000 0.773
intention
e PAEs 7 PasE AR e
AVE®] A3 gla ARSste] 253tk AVES] Al
ghol W 7 AwAFRT 23 0.7 o4l ghg 71
A5 BAdel dE Aoz ddslti4]. 2t B A
7 D ABASFE [Table 8]3F 2oH, F-54 54
(0.947), T34 52(0.948), AH3]2 54(0.907), 73 A
2 54(0.950) BF 0.7 o]’de] k& 7MW AR
o 2 Ao e} B4o] A3E Aow et
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External factors

Internal factors

Real estate
Features
Environmental factors
122801 1530
Educational factors
Residential 2174

environment
E

Safety factors
ety 85 AR m

329107
Social factors

= s
51
=
s}
Y]

|
e
i
%)
o

Social Features

Purchasing factors
141 508
§27.789
Revenue factors

Economic
Features

Condition Mitigation

0.000

3.192

Residence satisfaction

Condition
Mitigation

5.011

Repurchase

Infeddion

Repurchase Intenticn

Fig. 3. The path coefficient result for verification of the significance by using bootstrapping

0.220, T-Value 3t 2.174% A ZFF 95%0)A 93
Aoz veht [7H4 2] AYs| k. thgoz A
T ARSI eRlo® TR ARSI A B4 g B R
7t AFRETe HZAF -0.004, T-Value 7t 0.128%
ool gle Aox yeht [7HE 31 714 E e,

Q

o wls
BF frolg A
o7 ik ¢

o= yeht 7Hde] AeEd). v et
Fle] AFUEL7} A Fhu) o] Alel] 1] %]
A3 AZASG 0439, T-Value

BAT

Folgh o4 felow PAE AAA Sarel diE  Aue M gelshe 2 2AgEEA, A4
ghELg AFRELd ZAZAS 0317, T-Value 3 54, FAFEEA ] njEgolate Fujejapd g 9l
3.0392 AEFE 9% Fol Ao yehd 7M. of AFSRe S vA= AR UEyien, 7
415 A=A FRHEE Bg} A ojatel] frolgh FE V= As

viofolst oldt) R FolAE EAAS AT F vlRgolshE DoAY QT i)
dol| ok EAo] AFRtE s} ATujejate] wXE o AREA 891 F AAA A, FAMEEA, 209435
& BAs] o8 A [7HE 519} 71 612 A Aol tigk whEo] ARl tigh kAl vk YRy
& 23} 2ALHEP O Y DI} ATFVECS] = AFVIEE Fistel AT folT FFL
AEAT 0274, T-Value gk 3.192 22]aL Alpufejael]  mA= 24 WAE dAss Aoz eyt
AZASG 0471, T-Value 7 5.011Z A F5F 99%0] A
Table 8. Fornell - Laecker criterion and AVE square root

Category Re.SIden,CE Economic Real estate Social R'epurc'hase C91'1d1t1lon Re§1dent1a1

satisfaction intention mitigation environment
Residence
. . 1

satisfaction

Economic 0.900 0.950

Real estate 0.887 0.901 0.947

Social 0.549 0.557 0.591 0.907

Repurchase 0.851 0.864 0.842 0.574 1

intention

Condition 0.875 0.854 0.873 0.572 0.855 1

mitigation

Residential

. 0.887 0.907 0.893 0.547 0.845 0.843 0.948
environment

* The shaded area represents the square root value of the field of evaluation.
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