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34d: NAA L3 (Market Segmentation)
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et SHAE =48 Wi FAE 8 Ashe o] AXRJE #4119

#u, full factorial designe T3l SEAE o=z 81
MY =95 uj7)7]E o]y$ Yotk wEbAl, partial factorial designg 3l
AGAYE Atk [& 4-131% #o] partial factorial design 97/HZ HE Al
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718 T2 M o)t
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(&% 4-13] A=l 58Y AHS

Design Efficiency
Trials D-efficiency Balanced
9 1.000 TRUE

[E 4-14] partial factorial design correlation
*Note: variable are assumed to be original

&4 AAEA A B4 9A 54 Avlx A
dA EA 1 0 0 0
AA 54 0 1 0 0
@3 £4 0 0 1 0
2]:‘ 0 0 0 1
() AZCIE C|xtel
B A7 SAZEI89 RY conjoint H71AE E-&ste] E4e s}
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[£ 4-17] SEA DA} Feof o4l £4
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© & Y958k g 16 16
@ 43k Ak 49 49
R3] 1@ Fo AF ¥ | Q@ BFOITh 26 26
@ 9+ AYzo] gl 7
® A3 A+ 7ol ik 1
O 97 AY v& 16 16
@ A e A 0§ 28 28
1A F8 AF AdE olf @ £} 47} XA o8 17 17
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© Aqetel =4 5 5
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=W ¥ FE 744 @ #Asit 28 28
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() $4¥ Seco &4 +70| 58

2 die 1A SAAtribute)# S 374A 9] FEoE F 1271(eveDol
o) 9709 et Ft=ol thik AMEE BAL IPErt. £ BH Age
o3 2ok 7o ek JtE 9e mtE o R dFsta A2 SAUE £
E A <9 719 AXQE EA(Ranked-based conjoint)o]th. A $HE =}
£ FREE [ 4-1813% Atk AA A £4 FREE BY HA
25 100& 71Fo2 A EAo] 2792 o] &8 gt 7l= AA 7
2 489S ¢ F Utk Anlx BAo] 27.022 o] &5 UgoE 1#HA
A ol® AuI~E FFE ATl wet &7 2ERE & 5 Atk

o2 J|E AFA L o]FATLE V|EoE B YA EAo] 22
st o]§ 59t AH~E Teste] F7 Ado] o]FA L o]
A oke] A 18EE & F Atk M FREV W
Z A 18.072 YEGT.

[E# 4-18] XA SEAS S84 SE

i
N
o

A4 B4 | AA S | @A B4 | Aulx 54

average importance 22.12 32.79 18.07 27.02

sum of
100

average importance
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= 5 g 58 go] 2&54F ASFE ouistn B E A5 &
© Ae gugth A EAoAE 302 HRte] 04949 7 AEEES &
T At 71E AFA G ol FARte] WolHsE ATekA] o= AFIE B

A EA A= 1005+ o ml¥ko] 0.7879, 100%F € o) 2009+ o m|%F

SU5E B MEER Uehdth e, 2008 9 o4 A4S -1404%
HEEZ FA3) SolAE 21 &+ Atk SRA tho] 2005 A A
ol A% o oAk glout 2009 9 o3 A HEETL FAF sl
S % % gtk B B4 A9 5040 o) 3004t Here] 0.2152 vl
S7F =31 504t wgko] -0.1027, 300Mth o]/do] -0.11282 YERwiT
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[E 4-19] £2| 7|8t Z1=Q2IE(Rank-based Conjoint Analysis) <54 2|2l £A Zin}

%4
%4 SEXFF Estimate | Std. Error | t value | pvO |t | T=
=28k
000000
308 ©]%h 049495 | 011722 | 4222 0.4949
[e] ;(]
308 ol 0.00722
54 " 028451 | 010566 | 2.693 0.2845
143 o) e
INZE o] 4 0 : . . -0.7795
000000
l00skel wwk | 078788 | 0.11722 | 6721 0.7879
A
‘:2] W0RL OV 61aas | 010566 | ses | OO0 0.6145
R 1 L ' ' '
20079 o) 0 - : - -1.4024
504Th mek | -010269 | 012774 | -0.804 | 0.42165 -0.1027
oA | 50AT o4
] 1OV oaisae | oassor | 1390 | 016499 0.2155
=4 30041 e =]k
30041t o] 0 - : - -0.1128
2 ALA) F+ 0.00000
wor @ qg | V12 | ol | -962 -1.1279
A AR B+
Bk 9l ekl | 007239 | 010566 | 0.685 | 049345 0.0724
Aulzs | +a7% 2 9w
R T
BOH W ohrl+
A7 E e 0 : . : 1.0556
A g A a
23 2 o7}

Signif. codes: p<0  “***’ p<0,001 “*** p<0,01 *“*’
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2. NZBAE3 A5t

(1) 2842 0|3s AEEAN Z1f
[ 4-21] &84S 0|83t &4
?:]Z] —E_/S] %Xﬂ ‘E‘}S‘ ﬂ-}(] _‘_ff;_}\é /\‘]H]Z_\_ _1;:‘_}‘6]

3
5 &4 A 4 A &4 &4 &4 &4 &4 &4 &4 &4

F£1 FE2 FE3 FE1 FE2 FE3 FF1 FE2 %23 =] Sz9 £z3
31
(N=25) 0.331 0.418 0.506 0.851 0.528 0.095 0.519 0.391 0.614 0.53 0.551 0.473
=32
(N=19) 0.436 0.355 0.457 0.58 0.556 0.372 0.395 0.575 0.548 0.252 0.359 0.889
33
(N=14) 0.448 0.413 0.402 0.547 0.302 0.664 0.419 0.753 0.298 0.536 0.724 0.328
T34
N-13) 0.632 0.345 0.283 0.792 0.604 0.086 0.419 0.547 0.55 0.792 0.361 0.382
35
(N-12) 0.814 0.397 0.076 0.482 0.576 0.463 0.515 0.398 0.612 0.542 0.583 0.436
36
(N=10) 0.254 0.344 0.633 0.097 0.869 0.604 0.654 0.323 0.524 0.495 0.55 0.506
37
(N=5) 0.276 0.324 0.627 0.576 0.736 0.196 0.532 0.328 0.675 0.217 0.767 0.592
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Abstract

A Study on Supply and Demand
of Senior Housing Market Segmentation

Jaerin Ju
Seoul National University
Graduate school of Environmental Studies

As the proportion of the elderly population surpasses 20%, a society
1s classified as a super—aged society. According to future population
projections, South Korea is on the brink of entering a super—aged
soclety, with an estimated rate of 20.6% by the year 2025. Two years
from now, as South Korea approaches this threshold, significant
effects on housing environments for the elderly are anticipated,
shaped by demographic shifts. The characteristics of the elderly
generation are evolving, with the upcoming elderly cohort displaying
an increased interest in independence during their later years, driving
growth in senior—friendly industries. Prospective elderly individuals, a
latent demographic, are concentrating in urban areas, aspiring to age
in place, leading to a rise In urban senior housing supply.
Nevertheless, within the private sector, senior housing has largely
become commodified as upscale facilities catering to a select affluent
minority, while public sector offerings predominantly focus on support
for low-income groups, resulting in a deficiency of intermediate
solutions. Consequently, this study acknowledges the necessity for
market segmentation in the senior housing sector. However, the
inquiry begins with apprehensions about stagnant progress and lack
of advancement in addressing this gap. In the face of accelerated
super-aging, it 1s imperative to discuss alternative strategies to
bridge the missing intermediate gap in the senior housing market and
propose diverse housing options that reflect the evolving
characteristics of the elderly population.

This study aims to address the lack of comprehensive analysis in

existing research, which often focuses on demand and supply

¥
"':l‘\-_i _'\-I.-_'l ]



separately, regarding the multifaceted direction that should be taken.
Consequently, the research framework is established by analyzing
demand characteristics primarily centered around the impending
elderly population, the Baby Boomer generation, and understanding
the current supply situation from both public and private sectors,
ultimately aiming to identify the current landscape of senior housing
from both perspectives. Through comparative analysis of demand and
supply, this study seeks to identify points of discrepancy and provide
insights.

The demand analysis process involves assessing the attributes and
attribute levels that potential elderly residents consider important
when choosing senior housing through conjoint analysis, thereby
uncovering their preferences. Utilizing the utility values derived from
attribute level analysis, cluster analysis was conducted to reveal the
preferred housing alternatives for potential elderly residents. The
results of the demand analysis show that among attribute—specific
preferences of the overall respondents, the importance of economic
characteristics, service features, location attributes, and complex
attributes ranked in descending order as 32.79, 27.02, 22.12, and 18.07,
respectively. The analysis indicates that within the context of senior
housing in South Korea, it is crucial for the elderly to choose
alternatives that ensure continued residency through reasonable usage
fees, given their limited post-retirement income. On the supply side,
the private sector pursues upscale senior housing due to enhanced
services, yet to offer a more accessible housing model, it is evident
that alternatives with increased price competitiveness are needed. In
the public sector, the provision of facilities is oriented towards
catering to specific health conditions and preferences of the elderly,
yet there is a deficiency in accommodating the diverse needs of the
elderly population at an operational level. Notably, a unique preference
for senior housing is the desire for a small-to-medium-sized
community facility within a one-hour travel radius from the current
residence, emphasizing personal health and safety over social
interactions.

The supply analysis process involves selecting representativje 1ty1i)%s o_fIi

M =2 TH



senior housing provided by the public and private sectors and
conducting case analyses to comprehend the current state. Analysis of
the business overview by type provides insights into the purpose and
target occupants. Furthermore, interviews with experts who have
experience in developing and evaluating senior housing were
conducted to derive insights into the limitations and directions of new
developments. The supply analysis reveals that publicly supplied
facilities have limited availability for occupancy, and there is a lack of
diverse options based on income groups. To overcome operational
challenges  post-development, a trend towards  establishing
collaborative  systems with local communities or outsourcing
operations was observed. However, it is evident that welfare services
tailored to various levels of elderly individuals are currently lacking.
In the private sector, facilities primarily focus on senior welfare
housing types, sharing similarities in attributes except for
location-related characteristics. The pursuit of offering comprehensive
services within facilities limits outsourcing, and self-operation leads to
premium pricing, restricting the range of alternatives. Expert
interviews regarding the promotion of senior housing supply revealed
positive market prospects; however, the focus has been predominantly
on upscale options, making it difficult to address the diverse needs of
various demographic segments. Additionally, in terms of operational
experience, the absence of specialized third-party management
services for senior housing within the domestic market presents
challenges. Consequently, this underscores the need for policy support
that encourages diversified development and operation of senior
housing within the private sector, rather than simply expanding
facility supply. When comprehensively assessing demand and supply
segmentation for senior housing, it becomes evident that various
alternatives and policy support are required in the operational sphere.
Improvements in operations are closely linked to wuser fee
considerations and continuous operation and product development by
suppliers. Furthermore, the preferences of prospective elderly

residents, who tend to favor smaller-scale facilities, suggest the

possibility of selecting smaller sites for development to enh;cm,ce .pricel_
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competitiveness within the community, allowing a more diverse range
of senior housing models to be accessible and beneficial for a larger
elderly population.

This study contributes insights to the senior housing market,
focusing on demand verification through empirical analysis, and
explores limitations and directions from the supply side through case
analysis and in-depth interviews. The utilization of an integrated
research methodology is a distinctive feature of this research.
However, the limitation of the study lies in the insufficient sample
size for demand analysis. Moreover, the settings of attributes and
attribute levels used in the conjoint analysis could be further refined
for more accurate preference research in future studies. Subsequent
research could build upon these findings by developing various senior
housing models that cater to different income levels, health conditions,
and preferences, aligning with the trends of an accelerating

super—aged society.
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