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A Study on the Determinants of Land Price
in the Eastern District of Gyeongseong in the 1920’s

+47] Yu Seulki**, 477 Kim Kyung-min***

Abstract

This study analyzes the factors for determining land prices in the eastern district of Gyeongseong by constructing
digital data from the “Gyeongseong Land Registration List"(1927) and "Gyeongseong Land Registration Map'(1929).
The Eastern District is an area that grew into a rich village with modern infrastructure, reflecting the changes
taking place in Gyeongseong during the same time. Therefore, it is possible to infer the entire land market in
Gyeongseong through research into the eastern district. In order to analyze the factors affecting land prices, a re-
gression analysis was conducted using land price as a dependent variable, and land characteristic factor, accessibility
factor, and location characteristic factor as independent variables. As a result, the distance from the CBD(Central
Business District), which was noted from the initial study on factors for determining land prices, was also a factor
that influenced land prices in Gyeongseong in the 1920’s. In addition, this study suggests that land use, together
with the nationality of the land owner, influenced land prices, highlighting the impact of the circumstances of the
Gyeongseong land market and Japanese colonial rule. This study also shows that, unlike modern city public trans-
portation, anchor facilities and educational facilities have a lower or negative impact on land prices.

Keywords: Modern City, Gyeongseong, Eastern District, Land Price, Land Market, Urban History

I. M2 HEIL.
iz=Afe] EXAR] dd= F= o s
iAo BEAPHACl dFe F= 82 Hdst o] ¥l 100 A 730 EAAROIE 9 3
ot F2AREG ‘ﬂ%& St A SRk . EAE AnEE 22 vl ov] SlE dd Aot
A% = oA 3] o Ao EXAPT A EXAS 00l FF=
& AE7H] T Aol T 89050l ofHH 22 £k Al oY e
ﬂ"‘% ﬂohﬂa ggot] B 27 ale d Sk ok olE S0, TEEARlN teElieAlz 1

* R 20182021 TR 50 A0 iAol A ot s 712741512l NRF-20185LA5A 24010
29089). E3F H =72 §571(2022) ] BRI Al AAd0lM ] EAVEE A 89l S FRAGE FHoR 9 UdR
e 47 1okt 7@%‘.

> 2ty SAADATA AAATL(ALAAD | Visiting Researcher, Environmental Planning Institute, Seoul National University
| Primary Author | yuseulki0423@gmail.com

o gl SdoishY SPgAIRISl ) wa(wAIHRY | Professor, Department of Environmental Planning, Graduate School of
Environmental Studies, Seoul National University | Corresponding Author | kkim2@snu.ac.kr

1920900 ZY SEXH EXPIA Z2F Q0 o7 49



Peiser et al 1989; Richardson, Gordon, Jun and Heikkila
et al 1990). t%0] 1004 A AL o] Al7|k=
FEEE ZeA R HEslEA B4 EX7HE
o ¥ F= Wrsol TSR A3t

s EAAIES] ZHist o]F 2 EXA
| = *l 7|z, e oM EA|A
EKJJ 5t 2015). 18] 1930
@rEVl 784 =4

192

O

o
ofl
o
gﬂ
s

o
= —l\? o
o —
ox o\
o X

ol
B H
B
e 22
ox

Jz
1o

~|
e,
ral
o,
o
A
ol
ol
o
s
i
4>
rlF
L
E
N,

s}, £
SAERlOE 1900 T7EA] A 2]

AUt o1 F 2AFERH A} FAHG
T FET AP YAE 2idst] FAsH Y
o] ool o=, 1927 B dAl=rhsto] A%
of Sotdel| wfe} stwEs MRt E4& AWk g
WES 2] RS Hele] B i 9 A}

=
=78 5 PAAL AL o B 4E

o,
ox,
offt
Hz
R}
18
=
Mo
rOll
O
H1
ox,
2
=
m(e]
rot

STAGS & 740 Solish o] TS Ko
& 784 el A 2o EAAE
o] HolE 2RIgh o Q= A|Holtt. ™ol JAt
A SHA HekE 37 24 9 B2, 2
EAAE dH ol B8 EXAEE ATHeR 2

A5t A= 2] dET) AAtm 7Red] 19274 A

1) 24 SHAe 20220 B 71 WAFOR B EE BES- 555 IUF

AR5 Atme ZF At EXAPRE 7153t 20
2, ZAF Aoz E 1 ool A mijulf 2 ¢
tiAleF 7|8t EX7FAS Z1dsto] 2l EXAPES
H|F0E 4= Q= Zpm 2 A Mgl £5] 19201t
ZBAAH AAE 7|1Fo 2 ShuEolahs SRR
197d0] FAH Al EAPHES gRlg & qlrt
= S 19273 AA=E] thgh A kA7t 4
okt ey o] AAaE B8Rt 71E A EAA
Al FEste] ARl 241 WISE B4R
ol thgh 7128 AR Al A1 glo] EXZEAISHA
A FAo® Uo7l Folgit. ofofl 2 AtollA
+ 1920t 77 SRAGNM] EA7HE B 8
1S EX5l7] $1al 19279 EAPJES} 1929 A=
£ gxgslete] GISEAMT} 3]7EAS ZIegsiict.
1A A719] Hlold A=E EXjE DBE %okl &
o Jes BARE 2 e AR
EXRQR Agof izt 7|12 5ARA el HEe U
AE, TAAGSA A= A X719 A=E &
gokA] et AE Heel= Alrt 2 Floldh

N

. Ml 0F

1. 20 EXRE 2

e BE 5715 TSt EXafAelA AA]

Haeko 2 EAA|EO] ZHehE o]F3ith o]

744 AZ17t B EXZAAIGE 1912135 E 19184
7HA] oFo et

25E oo AtollAl, AR AelA o] Fofxd

EAAR 2o 23e ol Al 23 44

o9

<
ZEIERELAIATOR, GA AT ] BREGL DI WHT F AP Hol X8 %a%n} zg 152 sl

&g ¢ Aotk

50 =ZEAT H1158(2022. 12)



T ZoA AAE =Rt A186K1982; 2019/ H
Foto] -843(1984)} = AAtATR] ekt
EXtirduh(1995) 52 AgoR EXAfEo] 8
== 2Hgell EX] ofgo] ojfojzong Alglo]
TS ARSS AHSIGIT HH, 0] 91990y
H]£35}0] Hj9<(2002)7} Z4132003) 58 AR
23S whaketn ARQle] 2
SElTt. A AHE(1995)2t ©]%2(2018), =Y (2021,
S EXZARAY] o] A EX AR
Sp7] 91RF ko] L, A O 7 AlYY o]F o]
o] A=A 5715 Alel 2 EXAIER Lot
Z 4 Qi HRi

ARAE B3 A Histe]l =3 AT Qlck
H99<(2002)-2 AHlE Fall EX|9] Sl dat Ak
55 A A At A4
2FAA ol Fatotgheel ClolE
T} EL 2432003) A ofof T Fol 7]
E ZAARSoNA AlEl ARA(E s OA AR
TR =] e EXAEe] ddiste
olETAL TS,

elolSs, 1ESt v Aol EXZARY
Aol tit B7kE B 2o EAAIER Yoprt
+ gl ot 238 F3Ioh At} Azt
ol EASHARE Ald-S Bl A FAIE ot
T IS A=A o2 FUto 24 EXAw0]
HstE olFote2 3-5E odolr). 2 ¢{2015)
£ AKY o1Fe] B FEste] B AFRSE |
ge] ghto g Exjof tigh Bxlekgo] Sl
o). 2o EXAE ghy vAS
S7HAe] AellA 7 A-g volzh gtk 9
& 2o EXAP] tigt s wE[gh el

o

o
%
4

oo

o
ol

it

o
Py

=
N
Py
st
i

=909l A

2. 2l OFH A9 EXPHS ¢t

EAPH A% 29l F25 A7 27] 147
Astoll HIESI BN RS AR EAe)
HIS o] T BT EA] AR A
elol] w2 eH7t EA7H] AAe] 1 acloz
H3 o]A-2 Yo7t Alonso(1964)7F S3tet HERE
o), 747 Ale] 4] mAlTte] Aelg 7K 294
2 pejstng A ess Aot Sk
Apdo] A= Ae] Zorek

1970411 o} FizAlo] GAHRA AR
o0& F7A7} Wk olo] Tt MoMillen and
McDonald(1998)= = Al7hane] Bwal @Ahe o
£0] WE W g B8 AaE EAoRl
o] ot BAl] LS 272 EA el
Aol g RS SR g, mA T

TS AXs) =4 gl 7AFsiEAE o3ds] EF

r
riol
o
i)
i)
lo,
>
2
=
i
1

%
H1
o>

(1978)°] e}, H W2 A} @F Amo]A
(open space)S FAISHH AA55e] 225 $Isl
TAkE mu welz olFshs A4 BiR] Richardson
(1971)0] A AAE A k=, of AVEETO]
e EA7FE 2 @910 & F= Hoch and Waddel
(1993)9] I Sl 71EA og wAe] AE =
R awglsle] Ex7FA] JRks nlxle oiedwt
LI5S AN

§h, 2 AtollA SRlstarz} sl Wkl duvy
S5Hl TA A719] HlolEE Higo =z o] A]7]9]
Ex7HAS ARt AR5 it Hoyt(1933)=
171 1009 | FFE] wl= A7kl EX7HE WSS

=

192040} Y SR EXPIA 2 22 ¢ 51



of| JFS F3itt. McMillen(1996)- 1501 7+o] A7}
T EX7HA HShE FAsHH T Bl ARy
A3te] Azlo] et Ex71 o] ta|
FE= 7189 A4S Hweh 196090 dTh
Breao] BAE tEEARg o At el
e-e AHHAc

] A71e] BEAZ AL T AT i Aede 1
2B 78 502 SE]QIt Edel and Sclar(1975)
9} Wheaton, Baranski and Templeton(2009)-= <F 100
wzte] E27HA 558 melet & 2MEe] 4t A
=0 tiet @& Zroltet. Barr and Tassier(2016)« vt
A EX7HA ol E Btz 78 dsiEe] H=Y
2 AR E S Ar8steint. S=ol A x Raff,
Wachter and Yan(2013)9] I7-5 53l 17417]%E 19
AlZ1ell ol2= F2te] Hold 54t 7k FAE A
w2 v} glek. S4] ol5e] @t A EA7HE 2
A 831S FAol= BEll2 HIfls] 28 Q= o)
&Y 71 R 3(Hedonic Price Model)S ARg-sto] eh
FAe YAshe 29k Fok B @72 W] 9l
ojA =g Thoi.

ole} Zro| gLl EX7HA HolHE g3t
A77} A WAElolglet. 1A E2)714 dlole]
£ HebolAA 71 A Al EX7HAS i
o7 A TA] 7] HiSkE SRl st o]
7k A Adls BEXVHAS Aok 7HE
7R WA Al 0 2 RE O] Aol miE EX|
7V HEE Bl A HIF 4 gk e

U =ields B A719] Bl 24E & &

o
i
=2
l
i

Tt RES B o}, EXFAS A AT HloE
2 Z83lo] FA A9 BgE delE At EE
o] o] tet £4o] a5t

. 7|=Xl2 24

1.

HI

M K=

2 o] Ed7 Blis EARE Aas 19279 734
HEHR A EEolt). A HEE s EXRAAY
Z 7335 EXO] gtote] 7 I AT EXEL,
AHA, 252 o] 5 FAE 7Yk, EAL
A T Zgsteiet. A71e] A9 AL Ao R R
] 19 oW wjuirtZe] Batoz AR Al7KHE)
£ 7120= s AAR ] §h= A At
ol ool S A= U7 ol&= SrUSIATHANH—
B[ 1918, 4-5). 1927'd A 5ES Foll & T4l 7
A EXIFS F 47475702 B2 =] 9,
th2|H o] 735%, HHHAC] 11.7%E 2[5kl 9L

om, 2491 A8 52.3%, YES] A-84] 24.5%,

ft

ook

a1l
i

10
o
o
i1k
o4
A
N,
Jhu
il
2
%0
o
:
o
P
oft
b
&

S U2 Bk [Est] o] Bgatak

oJ710]l H5te] GISAellM ] SHEA= <lsl 1929

2) 7ile] ohd A = S A% E) EAo]AL A dhells SITHHeIA Alelstict

52 =ZEAT H1158(2022. 12)



F7H o2 &8st o] Ak

o %lllﬂ}ﬂr 11‘:‘%01 7194E]e] Q= A= F 19274
ARES 2=t 7P A7 08 gl e 9]
o} o] Lol FHEAH] 7k Al 9 7]e] 914
5 BAHEE 46l Slote] FA] AlRFE AEu
715EES Aot <Figure 1> ZAtRE =5 HT

Figure 1 _ Constructed Research Data
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Note: 1) At that time, the CBD of Gyeongseong was near the
present Euljiro. However, since the established research
data are limited to the eastern district, the tram station
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Table 1 _ Variable Description

Category Variable Unit Description
Dependent Variable Price per Pyeong Won(e) Land price from the “Gyeongseong Land Registration List” divided
by land area
Land Land Area m?2 The log value taken from the land area obtained by GIS
Characteristic Land Use Dummy Land Use(Building Site, Agricultural Land, Other Use)
Factor
Land Owner Dummy |Landowners by nationality(Korean, Japanese, Other Nationalities)
CBD m The log value taken from the distance from CBD
- Tram Station Dummy The distances from tram stations divided by 100 meters
Accessibility
Factor | The Distance of Major or Planned ) )
Indepgndent Road(Jongro, IHyun Road, A m The log value taken from th; Otilstance from the Main/Planned
Varicble Planned Road, Other Road)
The log value taken from the distance from Hospital-Religious
Anchor Facilities m Facilities-Commercial Facilities-Cultural Facilities-Financial
Location Institution-Administrative Agency
Characteristic Educational Facilities
Factor (Educational Facilities 1, m The log value taken from the distance from the Educational

Educational Facilities 2,
Educational Facilities 3)

Facilities

Figure 2 _ Price per pyeong in the Eastern District
of Gyeongseong Contour Plot
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Table 2 _ Area Ratio and Price per pyeong by Land Use and Land Owners

Category Classification A (R At
) Min Max Mean
Building Site 64.9 0.00 50.00 5.68
Land Use Agricultural Land 35.0 0.02 130.00 1.68
Other Use 0.1 1.20 5.00 2.79
Korean 455 0.05 50.00 5.51
Land Owner Japanese 245 0.04 130.00 513
Other Nationalities 20 0.15 7.00 1.48
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Figure 3 _ Distribution of Price per pyeong by
Distance from City Center
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Figure 4 _ Distribution of Price per pyeong by the
distance from Major (scheduled) Roads
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Figure 5 _ Distribution of Price per pyeong by the
distance from a Tram Station
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Table 3 _ Regression Analysis Results1

Variable Coef P>|t|
Category Const 51.62359 0.000
Land Area(log) 0.91775 0.000*
Land Land Use Agricultural Land -1.91480 0.000*
Characteristic Other Land Use -0.66773 0.772
Factor Japanese 0.64897 0.001*
Land Owner
Other Nationalities -1.66848 0.062
The Distance of CBD (log) -1.28285 0.000*
3252: ;ggz 0.08965 0.733
325: gggm 262276 0.000%
The Distance of Tram
N Station 325: iggm 4.93772 0.000%
Accessibility

Fastor BEE: gggm 551968 0.000%
Upper 500m 5.97555 0.000*
Jongro -14.10594 0.000*
The Distance of Major or IHyun Road -5.6539%4 0.000*
Planned Road (log) A Planned Road -0.25614 0.157
Other Road 0.86790 0.018*
The Distance of Anchor Facilities (log) 1.36209 0.000*
Location _ Educational Facilities 1 3.46630 0.000*
Cha;gzrr'sm . duc;?;ﬂ;'?;gﬁ;g {og)| Echeational Faclis 2 0.35860 0.100
Educational Facilities 3 -3.47905 0.000*

adj R2 0.61

F-value 336.59

Number of Sample 4668

Note: * p<<0.05
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B2 1. FRRDIEER] A2 2700 l0gS FHat AUS HAR

<Table 3>} th2A] ZAxPgA% TSl Ao loge FIote] Tnfa thal 52 ot9S -9, <Table 4>
AP}t =90t ofufl, Rz = 059, adj Rz = 059011, F = 39956, fF-2f2kE 0, 2 ¥H=2] vif gk 25 10 m|Ttolct:

Table 4 _ Regression Analysis Results2

Variable Coef P>|t|
Category Const 40.67067 0.000
Land Area (log) 0.97634 0.000*
Agricultural Land -2.00196 0.000*
Land Land Use Other Land Use -0.92266 0.695
Characteristic Factor
Land Owner Japanese 0.54479 0.005*
Other Nationalities -1.67424 0.066
The Distance of CBD (log) -1.00973 0.000*
The Distance of Tram Station (log) 4.87549 0.000*
Accessibility Jongro -14.01812 0.000*
Factor The Distance of Major or IHyun Road -5.50934 0.000*
Planned Road (log) A Planned Road -0.42836 0.020%
Other Road 1.07281 0.004*
The Distance of Anchor Facilities (log) 1.57695 0.000*
Location Educational Facilities 1 3.30203 0.000*
Crarsctastic | The parce o (ﬁ)‘g‘;c"‘“"”""' Educational Facliies 2 0.95356 0.000*
Educational Facilities 3 -4.31820 0.000*
adj R2 0.59
F-value 399.56
Number of Sample 4668

Note: * p<<0.05
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