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B2 )] 3 9
BE gl ASHE 25 - A AF 1e] FFssk A9 o] BRPol A
A3, 7HAe] ) E 7o) 4Pl ek FATL gaste] g)HoR

94 BN e AT MR 932G B 719 Feke @
Vit ohieh AAS) AAE SA71e) med, EHoR A P HA) A
o] © A 1900dr) 2 B2 18 Alze] 7AE Soln 1
2131 2007 ~2008 AATEA717L B B Qe vIF FeA el v
G0k FEtAe g vise] PEusbAT AAY FR/H et

0% H=RE 2008\ 389171 o] F AAaFAE Bol|wt of338] T Hxl=7} ¥
wehd 453] & FEelth ) AvE st 7PN FEat ARk vl =
83 gaoln, B33t 7HA e 2e wigdk PR ofe} 57F AAle 2 e
A2 os ok IPER AAFPO RN B5 A 2w FE7H
9 WE<5 ofelshs Ao Tasith

FE TAME FE FAME =S AFehs WTaE Aol HA, ARto] 53}

LS 0E NS FAATNE BAACIE k2 Fd T /A G o

R
o BEi 45 AL wow T FARIOR Q)
o

qate], FAMNMAE 2vlehe AR HT A 2L T TS B - o)
sjatels el ZeiAnh. eln 20019 o) F Agel 712t A AN g

D Selvehs A AL el FEACE MR o] sk

Zo] 2017 71&
69.8% (74. 4%) o1 (BAA, 2017), "= FFib 5 v|ggxkt vlSo] 2014d 71&

29.9%°]3 d¥-2 2013 7|E 38. 4% oltH(FHFARES], 2015).

2) Kullmann (2001) & 7823 2¥ (asset pricing model) & ©]-&3te] A& FFAHRGE ol
& AL FEitle Adzgu|doe] EAlsta, 7MY AA TEZE] Q0 =y
A et o U B Sl 2 4 gltha diit) o] Fol|l= FElS AR S
oA AF3 =EEo] olojxla ATt (Miles, 2009; Campbell et al., 2009; Kishor and
Morley, 2015).
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o Exe] oA EeR Fash A4sy] Adege 5ol S - SE Y
ke RO olhE S BAARO R i AlZe] B30 %
AAVAE B8 Auleld T, SRad We BA, 293 ANE 2 AR

o185 2 FAE FYH] Uk oleF FENFEe Bt B2 aela
o4 7FsHo] oml, FHo] FAptow QAE ofd T FEsta
Be AR A&H 0@ Ao} Frk o|sh e Fuf FHAIG of
Fol MGk ) A SR TR L AFEN e ATE 2 g

fo o

< ¥
Zen

olell & A& ARt BHoA FEZFA FEjle g AALH AU F=
stol, FEAGE FHole 2adle] FoUA s Lk 53] AT EofllA
de] AH-3H= Campbell-Shiller (1988) o] A7 2 & o] gslo] e a5-viv)
7FAR] & (rent-price ratio) ¢ &2 9<& 48k, 4 o5 FalA el A9 F

= =
7o) FAE B APATE HES A7) A= Campbell-Shillere] #

4 dgsta, AFEN AL ARe] PO el FPh T3 4

B/ 2 Fol 2 BAM Fu) FeAPe] 59 Anroh aeln ANl E A
nlch RIS AZ A

)
LS A 89 498 e 289 G vk shTes A
A % o

3) Xiao and Park (2010) = A& ok} 717o] B §3e) Feurt neugs} £l d
shell F71H 0® Wwgeka, ofshEst duFael /14 ) o) BLUA/E 2 deka W

1) Gallin (2008) £ 257 &o] FEAAFANA AT B 5 Urke Dshel 254
AAE AZHL,
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£ o] %ﬂ(Campbell and Ammer, 1993; Vuolteenaho, 2002; Plazzi et al., 2010;
Lof, 2015; Chen et al., 2016),6 FEzAIOZE o]ojx] FE|7}AS] HES 74
stAVG FE7HA S o SrbeA S Adshe Aol &85 Ut (Hwang et al.,
2006; Brunnermeier and Julliard, 2008; Campbell et al., 2009; Fairchild et al.,
2015; Kishor and Morley, 2015; Engsted and Pedersen, 2015). 3+H, A7 R
ol ok ZEQle] WHZHAE HBS edow Hstn FEHItRd
(state-space model) & ZWHHEIZ|Ho 2 FHse AT Z3PE1 At (Balke
and Wohar, 2002; Binshergen and Koijen, 2010; Kisher and Morley, 2015).
A7 B oJshd FE7bA ] ke rAe 8l ddoaedt F 9
A@dzeinle] 2ela A5 AECH, o] Al 7] aglo] FEAe] F9
SUUS TEshe A7 Tk ol FolAth a2 FollA ojakEE AN AA
I BHs] wizel ojxbE3 FEARe WAE v A7V Bk YRk o o
Ahgo] stesbd FEo] WAZA = dsstal, AA7H S WAZER] k] Aol & %
ke A Al "k AT o]l o] 24 HAIC EA 7E AFE

5 HEAA EAZRID/P =r - @& M8 (g) o] d93] ek, EAE () o] Wa}
= 7F 3t =&¥ Zlolth o714 D/PEe Wl 7HEv &S, 13 g 47 3 A
A vl ddElE&n vl YA YES wetth
6) Campbell and Ammer (1993) & F24&3} @42 E<l, Vuolteenaho (2002) & 7Nd
2le] B FHY EAES A 839tk Plazz et al. (2010) & FH-4 54k ?ﬂzﬂﬂ
]D?ﬂ = %6 A3, Lof(2015) & ©bekgt 82 Fx4A} (heterogeneous agent) S 1123k
o] g3t} FAAIS B43519dth. 2] Chen et al. (2016) & 7192 T4}
“ﬂgﬂr 1"?‘4% o A=Y &3 Th
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et al., 2005; Brunnermeier and Julliard, 2008; Arslan, 2014). ¥bH FdH AFEL
Fe7tde]l B olxEge] 9Eo] oidEY Ix Yt ZES URT
(Campbell et al., 2009; Fairchild et al., 2015; <&, 2016). 3 AA7ZAA A3

of wet ojake3t FE7IAY] dAlE WE F 7] el FEat AL s ol
ot AAE =EEE AT (&Y, 20125 )29 - AEd, 2016).

thero 2 wefe] odsezein|gle] Wste veje] FE 1A Ao tiet 71
st 7hed g glvh wref vlefe) 1A sl e TS 717t FeiAH
H]o] %A1 4 (irrational exuberance) 2 EH4t= 11, d571t7F A &= F87F
Aol 7Fo] FHEE o9k &2 7HARA w7 Fo = Y frdvle T4
HES getatEe A7 APE] gk 53], dldFEzein]de] FE7kA 9
AU Fad A4S dvta FHehs A77F BTk (Campbell et al., 2009;

Dusansky et al., 2012; Kisher and Morley, 2015). 1 2]ol] FHAR|x} gPEL& o
g4 71 e} 484 717t E3E ] ol 1 7|t EQHg e Vs e
4 93 (Hattapoglu and Hoxha, 2014), 7FA Q2579 AAZA L g7} ofd F2
& B4 o] FolRS Wl A% SIth(Ambrose et al., 2013).

o

wgow vele] Qulas B Fhd WAKE s Fa8 ad
= =
] =

N

o] Z7}(74) kA Apake] 71X Al ()
etk vldel QAEREE WIS e A1 2R AU

7FAel & RtgE =7t B3 $AA AS AAlst] SHAI A3 Atk 4
+8(2016) & Campbell et al. (2009) ¢ WHE= F8-5to] A&7} FH =2

AAugel gA9del § F29 8 dvn Bk
W, FAPE ZRA T FENFE FAG ATE APIEAYRY

(CAPM: capital asset pricing model) 2 A7 2& (PVM: present value model)
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of 7]zx3t o] dlF-Folth, F2 CAPMO| HE71e4S AAst] Fe7H4 =
FEFIES] 57k S B (FEE, 2008; £714, 20095 RIE, 2015
FelZEm|Ade] EAlS ARPPIA S SRt (e, 2014). 183 PVME
Higo g2 FEyEAY dUas 7he] $AE o] &3t Al &S ddshAY
7FA9] AE 7FsAS skt (Hwang et al., 2006; Xiao and Park, 2010). <
de ddaS-7HHE, FEFYE 123 dllAS 3] BAE o] &5t T
Aol WE 291S Beldle A7% olFolx 1 vk (g, 2016)

oj¢} F2 7|E AF=Y FAUHEES AW o ® Fodo|ats, FYAE =
n9 22ja diaSAE 5o aase] FHHd nAe ¥ AeE AdA e
2 vwsl=d 3AI7F Atk k% Campbell and shillere] &A)71x] 28-S o]
B¢ FARES HES M2 8159 A T EE oot e olde
Zta itk & ATl P RE S FEAGo] &gk Campbell et al. (2009) <]
WHES Adste] Sl FEVIRE 23 ske 890S 564 A B4R

th WP E ZHoA Campbell et al. (2009) Bt} B Yolr} VAREEH Q] o SEUX]
(discrepancy) 9 dlPFANALEARY 845 Hejdt 2R £45 3712 33}
of (# Y&-& FHelA A8 o) Aot xpad 2AnE . g =Y
APATel apEA 02 Ao ] FEAPGET oy} X 94 AT §
BAsta, AR BPEAAE AT 20089 AAEEA7IE 7IHCRE 7S
, U oFEA]
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7) AR o= APAHA| ﬂoﬂﬁ wsle E84S Eugene Famael B4 A% 71 (EMH) o 7]+
< T2tk o] 7MS ASSHE o] 7K WY FollA Hwang et al. (2006) 2 SA7EA =
YZ ol&ate] mF daS 5570 olFES] @7 & v o] et gk A
A ASE TP, 7He g 34 AR RE T ol g EAIGS FE5] §87
olghz At SHATE T olFtE AR At FEAIF(EE a9 AR o Hl&] Z&H<l
SA0E (BFA] A TP, FE A g vkt JE 5 & 253 ok
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gk e zbake] AR (net return to housing, ¢) & TEARIS] RS

P, - P,

Campbell and Shiller (1988a, b) &] WH| W} S5 & (9,) & Z1-AFIA}
S T} o] 2 AAS-viuiZFu& (1, — p,) & Plelol ddste FE S

AE (¢ y14,) T SHESIZE(Ar, ) o AR AT

r—p= K+ E ij'¢t+1+j - ZPJ'ATHH]' @)

i=0 i=0

p=(1+exp(r—p)) ", K=1-p) 'llnp+(1—p)n(1/p—1)]

AN ¢, & FEo AAFAES Juleta e 21 Y25 (nR) S, Ar,
e Jduase 448S wet a8n pE 21 JUiS1Au s BE
(r—p) 3 ATE AAFolT, K= AN o3 A4olch,

FEARe] AT E (¢,) & FUAF AHOIARE (i), I3t ‘WAho|a& o)zt A7)
3 @zl (r,, olat ‘FeZeuiolet 3 o] Foz Fola, 4 (3

Qo] 21 YRS AANEE A A PYLLE EFEL F W8 (- p)
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2) SM7Ix|2 el 7
JdUaES-71Aul&e] A 7R LR, o, )5 F437] S8k

Campbell (1991) and Campbell and Ammer (1993) &) ZHZHd| w2} VAR (vector

autoregressive) H.8S o|-&3lth

Z,= (it’ﬁza Ary, xt,), (6)
dlole] 3t Z, oA z,= AXBARSTE gt HE (column vector) ©]H,
o] AFEL2 vl Ado|z& (i), FHEZMA (r,), 281 dUla5e] 4%

(Ar) ol HgE 719A3S dEeted] 22 = Foiz AAr 2" z & 13

VAR (first-order VAR: VAR (1)) & w2t} 7P 3} (71 o) thah AA &k 8- 33
oA tHE).

Z,=AZ _ +e¢ (7)

P8 A€ 7,9 F VARY AFoln, et oA oItk 34T AF 42 ol&
ato] ool G2 AR Y A7IA T & deg e,

C,=AI—pA) ' 7, (8)

C. o A AR ~Al A YA (element) = Al 7FA] +AH L4 (1,

I
Aolth. &, o A AA dae IRlE odddo|atee] e digt 341 (1)
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Tzfpt:K‘Fft‘Fﬁt*ﬁt 9)

ol VAR(1) Rl Al 7kx] 4 ake] 7IHgs st o538k et

—p, o AA $A907 VAREH O R 48 r, —p,©] 22U Aleloll EUA(e,)
7b @S gk 2 (5) 9 o]&A Aol ebd 1, 1T, 183 I 9
JHAN & (r, —p,) B A (K)E S Adwsler Atk ST JrE
(households) ©] VAR(1) Z@A28 th27] & odeohd, PP esE9] F
BA(C) = 7HEQ AA 71983} A8 2 Blolth o] A AA ddi4
S-74A01 &3 34U & (r, — p,) Alolol] Zpol7h A HH, I Aol B ‘| S8
A3 (forecast discrepancy) = H|3laL e, & F7|57|2 gt} 0|9} e Ak
wrdatel 2 (10) 7 2ol 2HE ANAS-7H8E (r,— p,) & AAH & (r, — p,)

I dS5ELdA (e,) o Foz vEhith

FE

lo

D= T D ey (10)

a2l3 4 (9)F olgdt] AAl YUAS-IEAN S (r, —p,) & Heloh g

Tz_pzzrt:\pt_@t:[("'fz"'ﬁt_ft_ €t <11)

Medre] whalo] what ol 2540 R (1) & Atz FFsle], T

Q20 F(I+e,) S ¢, 2 tAsle] FTr)ec) o]e) e WAooz o 22X
AR P olget e BAAS £ 5 i),

s
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)+ var(ﬂtH— var(et)—!— 2cov (

t
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var(

var (Tt — Dy )

(13)

—2cov(Z, €;)— 2cov(Il,e,)

ol

(14) <} 2T} (o]

=Es

(14)

Uar(ft)+ var(Ht) + var(Ft) + var(et)

var(r,—p;)

— 2cov (Ht7et)+ 2cov (Ft,et)
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A, &3k olat ‘B A3 H AR A B G AR MSl= AN
A BAGEANT ARE F5E T AT 19999 6€5H 20174 4475
oz gtk o] wf AXNAARTE AFE A5E AR A AR 417
ZHe 19999 79 ~2017d 40|t}

ARG S P a8 Do feE A oA ZpRlolH, zh WS A}
&3 A5E FEatd o 2ok 4 UL KBRRl el 24 FF
ate A9 olgE wju7tAR$E ARSI TR e o] LHRHETY
21 (CPD) & W] HEZIXE AV R Aggit), o LHAETR e
gtz ol 2 54 FAY FEE AAZL 2HAEIRFE ARG 12

Feo] tfa5S KBRRIS o A9 olgtE wjuf7bA oiu] HA71A Bl&3
2o o F23 kEEAFE & o] fdte] I dRA dHEE AMES

=

o &, AAIULS(R) 2 tAA-e] AA-veizEARE () P),) ol 2wl

= AdFEHA <P>2E ro] Ayt RPR e A3F ¥18Ql PRR

(price-rent ratio) & BARFES WA FEHS Hrlsts A EE &8FHTh
PRI E 5 W] FuAR AEATE T 2P AdolE (1) & Fa
I (Hwang et al., 2006), iv) Z& dlo]g (wiu] 2 A 74X 5) o AIZE - 274 A54
ZHoA $-dsl)

12) &HAFE7IAY] ZARREOA FEUAES] AHHFE A et than, 20159 71E

(=1000.0) FEAxF2] 7F5AE AL 154,02 AT $5(93.2) & 43)stn, YA 6
BAA9 BE 7= 58.9 (24D ¢F 78.8 (X)) Atolel it

13) AA7HE EA7IZ Adske b8 ALAHSES AAYE dol7t #7] wEell (
o A= HEHEE 20119 1958 238), ‘28 AENAEE (HEo] FxHA 22 A
713kl = (level) & 2T dlFFe]E AM) S o] 83l B8 A=k AT A

A gge HE Oﬂllﬂ-J tﬂ%ﬂr zlol7y Za, F ARE BYS 24 ALARSE

A S 23] dad £ F4E 7MeAe] ra Btk old 2~3d 1]

& BEE AYd 5Ys } ﬁ&?ﬂ'ﬁ’i‘:}

14) Case and Shiller (1989) & 783t o] & A UARlo] &3+ AxR JFED A7}
AFAe] A%4AN = (imputed rent) =8 U452 AN S (implicit rental price) & A %-Eo]
Tt 7ggit

15) TFENFF] 20169 dubbt FALNZAPANAM w2¥ & Hd AFete 7172 Hd 7.7

i
9

o
1
£
r_.‘(g

£ o m*a
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A BN BAISES AASC] WP Adol4&e dol&oln], A
o] Wolt),
obstES] AA5EL thew} 2ol APETE, o714 P A olvtEe] A
A

AujeirbAoln, R,& AW olshEd] 97 AAARLSS B

mxjuto 2 A () o] AAZAAASG (2,) 2 Campbell et al. (2009) & we} 191

agja QIS Adgith. A5 gherde] 1909 IHFAAE
(GDP) # BAIA L] 1917 A9H F4H4HGRDP) & A ¥ CPIR vro] A& 1
AAZYNS AT 182 AR AALEITARE, dF= B
PE2 PG RIN S SeFT). T Apme] PRE (20109 129 olA
ol ®7PH (spline interpolation) = ©]-&

slo] YRR R JHEeta, AAMSFE 2% 9 (monthly) AFE (B 248 2
3} =k £

3
|
B>
o[y
b
il
fr
re
)
X
il
o,
iat
fru
[
{3
)

oo 7t Wad] g ARG 1 FA, el wWae] e Hel

d(ZA7EE 10,6, A7k 3.6d) o=, o etdte] 5d w7 s nA st 10d 7] =
LAE TS WFR 1t ARH o AAE Zolrt A 5d W] snAE
AgstR et 10d 7] SRS Aol £ 543 Ae) Ao 2ol floith

16) AFEHTF A= (09.10) ) APz AFEgAF o 529 ol 2010d FUS5AT
A Aoz AFAEE] FAM 4 < A 2
0.47%, 20109 1.49%, 20114 0.43%). w2t BAA G 7349 ‘73
25 Faste] FgAE AFAGE FF (level) = 24 35T

i
009

e



sH4 A7

#o| 7| ZEAI F0|

2)

T) ol o

ZH(
(1) f| oA

old A7

=

s
(1)} ]

tod (Table 1)ol AA]

2

NzEALS
M3} Hio] 2008 AAE-gI1e] o]

.
W

[ES5

R

3l 7

713t

<
T

s

=
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N

3.1%, 4.0%, -3.5% °©|3lck. vi=j7}

77}

Kol
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ORTH1/8 W 779 AS5E0.7%) & B

Holth7l 34917 o) %
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g5 - F et 2 A7lolth. 89171 ol dawelrt gEeitiz 20099 649
B Fe7 Ao, Ratios ] Wistel] F3FS ol fralgh FolE B
A9 ofstE AAuju)7pA 2 4 @@*117}2%4 A dE HFo] Bks
, 111711%%%’47]7} U FEA] v GEe 1998 9gh$7) 9t Bl S
37 ZUE Aoz ke
A4TFZHE~G) AT Ratio?} F71H 22 stegsitirt (BYAIE Btk 74
A O & Ratiow ZWHl| WHH 9] $492 Kooy} 2011d 39 o] % H#9] et
o T 20154 7EHFE SFRPEA FAE Bk o] A7ldE A&EAHoR Fe
£ Qlstete] Age] 7120 WE AFARIR] SHE e F&elA mjujA S 915
Hu AAAIGe]l FEske oldd el #EEATEL Y vyt vk -
(2013.3~2017.4) & BAZx7] FAH] FEdstel Adegdst 71x2= A4S 3
AL, Agdd wE AR Al FEAe] 3 g2 9de] Holzk 20159 3
4 BEYE - g FUIEUER AAY 9 20159 79 THAAEES
RP S EESIth olF FEHAR AAZHAY A 22 el FESHHA

Ratio = 3} A S Hith

(Figure 1) Monthly Rent-Price Ratio
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3. VAR ¥

A4 SHAAE dias-Tan el T ea(l, 10, I,) & F317] 9let
of A= % 7 FFAmi 4 (7) €] VAR(1) 2222 AA 3 29 o] off wo]E
A% 2,5 sk AN 7] HFEL HoS AIAT g (demeaned value) = Al
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23) ©717t (multiperiod) o] 7193k AXFelr] flal] VARAAE o] &3, VARS 7|4 W
(long-horizon variable) 5% ©]83 237 AWHEL} 73 RES EAHSHAA €5
t}(Campbell and Ammer, 1993).

24) 22 W&} (structural change) 7} E2A3ct= AL dutd oz oA FZ o7 Qlsle] HE
71ZF Bt M-S ke AT Wske AL rldith. B AfolA] F2Rghe VAR B
o] FAAGIE Hedth & 7R 24T 4 Stk dAZX R A8 Ao] Azt R,
VAR BFo| A7t Bthe RS TP Adshs ddolzke (1) ¥ Fe=an|d (11,)
a3 ANAEGA() 9 w7 g ®sht ARvks 2E onlshe, ol e W= 74
9451, I, )9 A543 Jaztgde s 3t

rBL

fr



SHA A7

A E

o]%-

i

e
)

L AAZBA

=
=

F

XO

7HE ™, FEA

,mo

91719) $7e] 7}

ol
.

24

]
tol 4 (13)

o

A

Jck kA A

< 2008 9

S
(Figure 2> &&%7]

o] o

Hl sl ®=at,

=

=

o]

=
T

(Tt - pt> 9

[e)

=

B2 (Lehman Brothers) 3t
(r,—p,) & AA H|

o
=

il
jop-

%/

X

=
[e)
=

=

Av]&

|

=2

717+ A A
A

S|
axl

2 vl&(r, —p,) °l

=
T

4237}
S8 HolA AA oz vt g3 (Table 2)

=

ot} 22]3 Figure AE ¥
=S

s
RLE

Ho

=
=

]

=
T

-7FAv& (r, — p,)
2 (Figure ADXET} (Figure 2)9]

Hogs AA7)7k

o

-

)

=)

o

%’T

Aulge] B Sz0] 1

ﬂ
B
_—Aﬁl
B

[e)

=

EEEREESSEN

=

](6t> 7]‘ 3_7“ 1’]'_10_‘5‘ ‘%J_?_], =

13

=X o
=

o=z o

oy

te] VARE

&3

ol TS BA 2 A

I A

3]
s

o] &4



226 #REEAIRZE Al 66 F A4 =

(r, —p,) & VARE | 03] A Hl&(r, —p,) 3t o7} wAlal= o] o
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(Figure 2) The Actual(r, —p,) and Forecasted Rent-Price Ratio(r, —p,) for Each Period*

The whole country : before the financial crisis The whole country : After the financial crisis
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Seoul : before the financial crisis
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Seoul : After the financial crisis
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Incheon : After the financial crisis
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Daejeon : before the financial crisis Daejeon : After the financial crisis

1
13887 20001 20007 2001.1 20017 20021 20027 20031 20037 20041 20047 20051 20057 20061 20067 20071 20077 20081 20087 20051 20097 20101 20107 20111 20117 20121 20127 20131 20137 20141 20147 20181 20157 20181 20187 20171

Ulsan : before the financial crisis Ulsan : After the financial crisis

Il 1 Il Il 1
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Note: (*) The VAR models are estimated separately by period I (1999.7~2008.8, before the
global financial crisis) and II (2008.9~2017.4, after the global financial crisis).
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229

AR

A
ev

RL

=

3|

%O] Tt _pt'OJ Eﬂ% ‘:]E"—Agoﬂ

$9%

(13) 2

]

2
A7

S
|

J
=
1

.

THA @7
713kl itk IHEA

al

g

e A2 Jehdith oS0 2 Tabled] A9} ‘HEdB 9] x}o]
_7‘[1

o

94

€]

gl A (Table 2)] (a) ~ (f)

o] W 7]of3}
7149

T R oo wﬁ W
oo T & o
W T HoR o B
oy A_nn FoF N
Mnxﬂ X .y M, MA| Wu# ,Ur, o]E
" ~ ™ v of
- I BRRP-
G a N I N s
B — X0 of ! CUBENON o
o N TO Mwl =
T A i B
wox o Do g o ok
I
ok I S R PRI
g M £ = o- S W o
% 9 o X o = o} [
PRGN . M
— a 0 I
o N T 9 e W
S RN R T
~ gr ®ooT i
ﬂ o = M% ik
= 3 Ao owoo =
LR T S o 9
el ny oF T X | oI M.rm
S A S A
T, XN ~
_ﬁfﬁeﬂ%ﬂﬂmﬂnﬁnm
I T o ox
/M 2N A o = X
T T N T ol M &
— F = 9 B Mo o o
Crriaeor P
o_,_F % < M ~ mm J:M ™
A EEIEE:
) . o o B &Ko
B om0 2w om A

(1,
=

£
28) =6971 Aol VAREY 343 (dBe 713H 1) & B FFE A FAA A 1, —p,

‘?’17] _?;‘_oﬂlE T *pt'OJ
o, W=

8

J

X

(8) ~(11) &<}

2 4.8 o)/ AA vek] wEel r, —p, ol I

ol

-

L

[e)

g

]_

AT A2 F597] A

A

o

—_L

o
=1
A

-

Hlwa] B, A 711 T+

sfch.

Eay
N

=
=

o} ag]a FeAE R 2jo)
o] r, —p, o WEART 33128
FdAet HdEB

o 1, —p, o WA BTk A b

(Table 2)¢] 3

ediik:120

A
a8 3 2cov(Te,) ©] 7198k AE2 <Jn|aly] i,

Aolc,

°

N51s] FeAgolt 64193 1)

[d

1

.

g2 A

bt

_‘I

A

[

p

oljz}

—2cov(Il,e,),

hu ]
4 7t

o] mn

13

<

g



230 #EEEITZE Al 66 F A4 =

2tk 2 FellA WA 369971 A AZI(1) o e =g e g
o] TRt}

FAA R ne] FezenY (17,) 3 AdolAe (L) o B s} F
BALge] vAE gkl el A EAL $41 A3 ofgtEAGETE A Tl
LAl Fe 2] n]¢]

W, A, o3, WA, aelm Akl A ddFe=en|ge] A7) = (=b/c)

7} B nt 7 Yeh algexeln Qo] ezlAe] $4gle] A e o

FE S ¢ 5 Aok a3 49} 17,9 Bab- g dulas N g
o] BAkelA 2R Bk B FE97] o] Fol tiF FA4eh 29 giRE 35917
o] F o Ho| A WFo] Tt W] vXe TS FAHAN L9
745 23l e

71N FEE AL ANAET () o WEo] dUAaS-7HEu e vFd 7|
sl w7t 2 ad) vlE 953 Erhe Zolth a3y 1 7= () &
A SELA] (¢,) 9 Aol I AFE TF dUaS54ge] HHHQ JdTgHT=
HesE7tE A FEzende] o] AErkE 4 e ARI7F dth ol E 4

A9l <
FANE 4 (1) S 2ol T 8&(D,c) E FIF 48
(Table 3ol A0 o] ATZRE 382 A
AR BAE AvH, AGH HANFE] SYE sl

$H, B AN JUESHEeEe $89E Fushe THLAE 7
#0 VARRHOR 3354 @& B2 (e, oI5} YIgas'z 39 e dgo] 714
=

Aew yehsith, mehA 384 BARA ddduasd7d(e,) ol 71d®

29) 3dBe| FAA] olHEAIGS B ol Fdda5gd tin] o dFEZeinde] ddirloe
(=b/0) 7} A7) Mol FF M%AN 2EA7] olF AT 1% FEOE Hold
30) 9SS 7HEH &) BAEEE FaiA

N
)
SLAN)

o
_0|L

!,
o

>
[
o
re
-
)
N
e

N g
)
>
o
o
M
1
o
l-'>'
o2
re
-
il

{0 rlo
w
ko
[

£ r{;t
2

LeEs

=
3
12}

ol
ol
X
S
1

[¢}

ol



SHA A7

W} A

ol
e

o

ox

¢+

ol

-
o
ojp

—=3
(5]

717kl e} Fol
foh. 32 =3 s)dBel 2

o

A

s o2 Al 7] T

Hol3

24 B Ao AGH Aol 4

3

]

T

™
H)

de=

d

%)

Alell A 589171

Br

]

-

2]

-
B

i
ﬂi

2 7}

;'1

ot FelA g 5917 o

\

oA o]

il

917 9]
sldAnT

L

.

ST

S

o FAt 7]oi=rt Wt
o] FiiAew A yepal, A3t 7|13

o Mg () % 9
9] 71el7} 1 A Yehgeh sidBe] Az

&

T

el

ol
=z

Acl|A]

15|
=

1y

HEdBeM = 589171

Helth o

=

=

Aol

Lol Mg, thg 22]a tidellA dldFezelviyd 24ke] Z1ei=rt 7t

-
H

SRy

31 3id AolA 7El8 A (e,) o TS AY



°] 0 (zero) ol 7FFAY

z

e A 66 H Al 4

VI
{

4
T

b4

232

AR -~ | .+~
hlig 7 TS ool TR =) .
ﬂ.ﬁﬂ%ﬂ?mﬂ%wmqkﬂﬂ el B
% o+ T k- X r o o M T Ik = R oy
T oy T H 2 R0 K oo P w
Teo o Hhet h=72y:= s TeEhFE BY
- " 3 X @_%1*&,‘51&%&,5 iR o W
S TIsTgotlgELRiEEIRLdzE 0
WQ%M%EQ%wwgﬂgaﬁ%ﬂﬁgwa%
T RUC RN T i T AR Sw g TR TR
o {m B L T L ) <o B R N
o I I R R RO Sy ~ o o K
oo T — RS il 2 o oy Mo <9 X oy
L O o B K N L L
R O da o, 3T 5 Bk KR g S T
brgr e Loogs s d ppEBRT T LE
LI < e LS g2 B L o Ty T R Ty
M R B « 2 ¥ E ool Ex
PP ST T ow A%Aoz%avﬂe%%ﬂ T
AN e Ny U T oo ow T NN & o g % =
L I A D R R
o 4 TS T B I w1 " MR =B
o) ut i 0 —_ ﬂl N 0
o o I N Adlﬂ ~ ° 4 = m <5 o E 5 = @ %0 S & ) cF
mqmﬂ% ﬁ%ﬂﬂﬂdmaniwmﬂﬁm%@r =5
Rl L N oW E o S 5 < 5 =
~ X WL v o5 = < X W g W X omox W E S = E ) M,wm
& = oH e o4 R © 2 g W S
< mmw ol ™ T a B S MM T oan W W E e F
= W B = U i on o o 2 T s W X
T CRIY oMo - = M xS il
5 7 xRV w4 oo ok & T & 3 S ® NS o =~ - N
o FHOF T & I E L S Hor e
- p BB T g o e oo X W oW o o5 B WE
T oo T %o R o q % o = o i oz oo T &%
e ™ W © " = 3 9 < X oo oo & oz e 2
o == o ) 0 N T T B o) | P
w g F Y RO I Ol Bl TR i
o il Y iy = op X TR R {+ = R
SO T o F e N G b 2 = Ty 2o g B o =
olp e HM i = mL_ W e = it ) oW = W X m oﬁ % o o
I = - < 3
TAd B RTHET E FTSW B

=310 2
Hv O

)< cov (L, e,) Y 7199=

t

ghet, wekA cov (1,

cov (I, ¢,) €] 71 =8} ek,

cov(X,Y) +eov(X,2) & k=

[}

p

1

k<)
H



A AA7H

Mm,mlﬂoﬁal.
Na T R %0
W@EmﬂAﬁﬁM%ﬂ@}l
:hoi:\ﬂﬁ} oizTEAﬂlmﬂ
w%wmzfﬂww%%%@@mew R
_ S T = —
VTWW@W;T@%ATﬂ7mﬂMﬂu owummuwu_@uxﬂnﬁ_.
VoVoA%MMc_ﬁm«%onﬂﬁVo% lm%7ﬂ Wﬂﬁafr MEs s
d.d.ﬂﬁuﬂ.aoﬁ_.i]%ﬁoﬂo%o;o ,l,.@._u,wb,mwg;ooﬂ o on W
%ﬂzT %ﬂwqu T %o o urmz_gla%x% ur = Jo f
ﬂio_,__.ﬁ\LJA,qOﬂmWﬂ:__._6L1ﬂﬂ Eﬂ%]wﬁo]q,‘mi %lTxé_uo
OA]W7 NroaozoﬁiA;oLLl Ea]qZT.H_AI <) CERS Y
Lgouoﬁb,_ﬂ AN = T = 10%1&%_6%%& mHSﬁﬁo?
@124ﬂ r N S % ﬁmulxlo%l ° e
o 7,_.7M ol =g o ~N o ﬂd.O..rﬁ.i i N <
—~ el .]ﬂﬂo P X i e S =0 W ) B E
zTﬂAmﬂozaqu%@%%Eur.%%cg R TREE
ﬂu}_tLlLAz_o.uJﬁﬁoﬂJl}oT }oﬂuwﬁjll.,amﬂoo ‘Emhma%
wm$m7gQWAm>xvawA@4ua%ggH yPEE
2T é%%Eo%_mﬂ g 3 & TP HR o
,@_&H‘maaﬂoﬂxc_ﬁ iﬂ%%o&&%ﬂ%ﬂ mﬂ,mn_uf iomHmﬂmH
ogJ,mma]_/r)tii@,EauoﬁﬁQ aauﬂmﬂﬂ o 1%%
mzM@aﬂﬂkﬂwmiﬂzzﬂ%%ﬁ%wﬂmmmmu%@ 3 .
wwnzqﬁggﬁ%ﬁﬂ.ﬂ@o_jifm ENET % -
b - LHLHWEO_AJAA] ,(\@.‘mw _— Ae\/T
7@mmﬂmb,_$mﬁeiﬂﬂTESWW@G;TM_@O m@@@ﬂﬂ
MMMMM}MVM7MM@M_.LW£QMWAT%W”_mg:‘#ﬂuoﬁal H@imﬂ
mMKEQMATMﬂ%ﬁ@xl@m%4,EMVT&O% R
TR - oz = on B D o T & oo =0 oS w2 o XM FP_T
o#H@J@dig1uz}%ﬁo&l%@alﬂﬂb_ ES&d
N aﬂvc_ﬁoau&ﬁy B S Pk ST A
ﬂm.@&@imexoﬂ%ljl%%ﬂﬂ%ﬁdlw%oﬂ%u% ER
%Ad;mmﬂuuuxmwz_ﬂt%mﬂaﬂﬂmu mﬂmwﬂﬂm@aﬂu mwh;u@r
Ltqﬂmtﬂmwol7@. QMLMUW]ﬂomﬂmah\\AoEV%NJ m%mmw
ﬂ%&ﬂﬂ%@%@ﬂa%ﬂﬂxWﬂ@7imﬂwm%% =2y
= 2o w2 ) ﬂmﬂ‘,qu]kolé% EnES
DanE X T 5 iiz_aﬁﬁ_ﬁﬁxoooﬂeg% s ES
Hl%ﬂﬁi%m %Wﬁ?qJ@ﬂrWiﬂEﬁ%A@ £. <
%oﬂziﬂvﬂzﬁ7 zrzﬁomfxogaﬂoiﬂm«mr oo kS
\%%%Vﬂifﬁzﬂ;&%@%%ﬂﬂ@w T ok g S
MDNZTqooﬁl_lﬂﬂv_lﬂ_io#vw_ﬂudu,ﬁ‘lﬁﬂﬂ:__ldﬁﬂ/l ﬂu%.mﬂr&
mi%gqﬂﬁﬁqaamwz%iwuam zih
}oﬂn_ﬂwﬂlﬁiiﬁmqy%@ Sz
Ho5 o N i (| NI R M No=m om zTH%]
= mﬂNro]U o o B o
ma,woﬂﬂ o X B E .o
B 2 )dri
Lo
o

FEiHEe TR



234 fRiE

(Table 2) 3-Component Variance Decomposition of the Rent-Price Ratio

HHfge Al 663 A4z

Unit of analysis Variance Variance Shares Covariance Shares
Region |Panel|Period P 4 a, @ || (Fe) | (U e)
1) 2 (a) (b) (©) ()] (e) (1)

T 0.15 0.01 0.01 0.01 0.91 -0.01 0.07 0.02

The A L 0.07 | 0.01 [ 0.01 [ 0.01 [ 0.88 [ -0.01 | 0.10 | 0.01

Whole jii 0.09 0.01 0.01 0.01 0.94 | -0.01 0.09 -0. 04

country | g || 0.07 | 0.06 | 0.04 | 015 [ 131 | 0.15 | 0.37 | 0.72

jii 0.09 0.09 0.00 0.03 1.05 | -0.01 0.03 -0. 10

T 0.14 0. 00 0. 00 0.06 | 0.94 0. 00 0.02 -0.01

A I 0.10 0.00 0.00 0.10 0. 88 0.00 0.01 0.01

Seoul ) I 0.05 0.00 0.00 0.09 1.40 | -0.01 0.03 -0.51

B I 0.10 0.42 0.01 1.95 3.12 | -0.24 0.29 -4.13

jii 0.05 0.04 0.01 0.11 1.34 | -0.06 0.13 -0.53

T 0.16 0.01 0. 00 0.08 1.10 | -0.01 0.02 -0.19

A I 0. 08 0.01 0.00 0.17 1.17 | -0.02 0.04 -0. 36

Incheon | ~ I 0. 06 0.01 0. 00 0.23 1.68 | -0.04 0.08 -0.95

B I 0.08 0.39 0.02 1.22 3.06 0.33 | -0.42 -3.21

jii 0.06 0.09 0.00 0.13 1.49 | -0.02 0.05 -0. 65

T 0.18 0.09 0.01 0.05 1.08 | -0.03 0. 06 -0.17

A I 0.06 0.11 0.02 0.21 1.23 | -0.12 0.18 -0.51

Busan | ~ I 0.16 0.07 0. 00 0.04 1.14 | -0.03 0.10 -0. 26

B I 0.06 0.09 0.02 0.23 1.31 -0.13 0.21 -0.63

jii 0.16 0.22 0.00 0.04 0.95 | -0.01 0.06 -0. 04

T 0.16 0.00 0.01 0.02 1.02 | -0.02 0.07 -0.10

A I 0.05 0.00 0.01 0.03 1.06 | -0.03 0.13 -0.21

Daegu | ~ I 0.14 0. 00 0.01 0.02 1.00 | -0.03 0.08 -0.09

B I 0.05 0.13 0.03 0.15 0.63 | -0.03 0.18 0.04

I 0.14 0.05 0. 00 0.07 1.13 | -0.03 0.07 -0. 24

T 0.16 0.01 0. 00 0.03 1.12 | -0.01 0.03 -0.18

A I 0.04 0.01 0.00 0.12 1.33 | -0.04 0.08 -0. 50

Gwangju| ~ I 0.16 0.01 0. 00 0.03 1.13 | -0.01 0.04 -0. 20

B I 0.04 0.01 0.02 0.18 0.90 | -0.07 0.21 -0. 24

I 0.16 0.01 0. 00 0.02 1.07 0. 00 0.02 -0.10

T 0.17 0.02 0.00 0.06 1.02 | -0.02 0.06 -0.12

A I 0.08 0.02 0.00 0.17 0.95 | -0.04 0.04 -0.13

Daejeon | ~ I 0.14 0.02 0. 00 0. 06 1.01 -0.02 0.05 -0.11

B I 0.08 0. 38 0.04 0.54 0.51 0.26 | -0.08 -0. 27

I 0.14 0.10 0.01 0.16 1.15 | -0.06 0.09 -0. 34

T 0.18 0.00 0.00 0.01 0.99 | -0.01 0.01 0.00

A I 0.04 0. 00 0.01 0.03 1.03 | -0.03 0. 06 -0.09

Ulsan II 0.17 0. 00 0. 00 0.01 0.98 | -0.01 0.01 0. 00

B I 0.04 0.47 0.21 0.70 1.74 | -0.74 1. 08 -1.99

II 0.17 0.05 0.01 0. 06 0.99 | -0.03 0.03 -0. 04

Notes: (1) Period T: 1999.06~2017.04, 1: 1999.06~2008.08 (Before the global financial
crisis), II: 2008.09~2017.04 (After the global financial crisis).
(2) The ‘Panel” has different estimation period of VAR model. While panel A estimates

the VAR model using the entire sample period, panel B estimates the model
separately by period I and . After estimation, both panels conduct the variance

decomposition exercise for each period.
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(Table 3) 4-Component Variance Decomposition of the Rent-Price Ratio

Unit of analysis Variance Variance Shares Covariance Shares

>

vple=p| L | @, | I, | e |G 0T)| U.T) | Upe) | (A1) | (e | (Tae)
1Ol |w]| 6|6 @ ® ©) (10) 1y 12)

Region | Panel | Period

T 0.15]0.01]0.01]0.01]0.05|1.21| -0.01 | -0.03 0.10 0.01 0.00 -0.35

The \ I 10.07]0.000.01]0.01[0.12]1.34] -0.01 | -0.07 0.17 0.02 -0.01 -0.59
Whole | I |0.09{0.01]0.01]0.01|0.07|1.32] -0.01 | -0.05 0.14 0.04 -0.07 -0.45
country B I 10.07]0.06[0.04]0.15]0.82|2.28| -0.15 | -0.21 0.58 0.20 -0.93 -1.79

O 10.09]0.09]0.00]0.03]1.23|1.54| -0.01 0.08 | -0.05 -0. 36 0. 26 -1.72

T 0.1410.00 | 0.00 | 0.06 | 0.03 | 1.02 | -0.002| 0.00 0.02 -0.08 0.07 -0.11

\ T 10.10]0.00]0.00|0.10|0.06 | 0.96| -0.004 | 0.00 0.00 -0.14 0.16 -0.13

Seoul | I |0.05]0.00{0.00[0.09]0.04]|1.14| -0.01 0.00 0.03 -0.11 -0. 40 0.22
B I 10.10]0.42]0.01|1.95|0.57 | 5.98| -0.24 | -0.14 0.43 2.02 -6. 15 -3.43

O ]10.05/0.04]0.01]0.11]1.30]0.63| -0.06 0.17 | -0.04 -0.69 0.16 -0.59

T 0.16]0.01 | 0.00 | 0.08 | 0.09 | 1.06 | -0.01 0.00 0.02 -0.11 -0.08 -0. 06

\ T ]0.08]0.01]0.00]0.17]0.19 | 1.33| -0.02 0.00 0.04 -0.21 -0.16 -0.35

Incheon O ]0.06/0.01]0.00]0.23]|0.24|1.32| -0.04 0.02 0.06 -0. 36 -0.59 0.11
B T ]0.08]0.39]0.02]1.22]2.16|7.04| 0.33 0.01 | -0.43 0.99 -4.20 -6.15

O ]10.06/0.09]0.00]0.13|2.67|1.49| -0.02 0.10 | -0.05 -1.18 0.53 -2.67

T 0.1810.09]0.01 ]0.05]0.32 | 1.87 | -0.03 | -0.08 0.14 0.24 -0.40 -1.10

\ I 10.06]0.11]0.02]0.21|1.16|3.74| -0.12 | -0.31 0.48 0.93 -1.45 -3.67

Busan O ]0.16/0.07]0.00]0.04|0.31]2.25| -0.03 | -0.08 0.18 0.21 -0.47 -1.42
B I 10.06]0.09]0.02]0.23]0.86|3.45| -0.13 | -0.26 0. 47 0. 86 -1.49 -3.00

O |0.16[0.22]0.00|0.04 | 1.46 | 3.82 | -0.01 | -0.12 0.18 0. 06 -0.10 -4.32

T 0.1610.00 | 0.01 ] 0.02 | 0.01 | 1.12 | -0.02 | -0.01 0.09 0.01 -0.11 -0.11

A T ]0.05]0.00]0.00]0.03]0.03|1.25| -0.03 | -0.04 0.17 0.02 -0.22 -0.22

Daegu O ]0.14/0.00]0.01]0.02|0.01]|1.11| -0.03 | -0.02 0.10 0.02 -0.11 -0.12
B I 10.05]0.13]0.03]0.15]3.79 | 476 | -0.03 0.12 0. 06 -1.49 1.52 -7.92

O |0.14]0.05]0.00|0.07|0.61]0.97| -0.03 0.09 | -0.02 -0.41 0.17 -0.46

T 0.16]0.01|0.00 | 0.03 | 0.15 | 0.92 | -0.01 0.02 0.01 -0.13 -0. 04 0.05

Guwang | A T 10.04]0.01]0.00]0.12]0.55|0.97| -0.04 0.08 0.01 -0. 50 0.01 -0.19
. O ]0.16/0.01]0.00]0.03]|0.16 | 0.84 | -0.01 0.02 0.02 -0.14 -0.05 0.13
" B I 10.04]0.01]0.02]0.18]0.57 | 0.88 | -0.07 0.15 0.06 -0.63 0.39 -0.55

I |0.16]0.01]0.00|0.02]0.14 | 0.83| -0.003| 0.01 0.01 -0.08 -0.02 0.10

T 0.1710.02]0.00 | 0.06 | 0.04 | 1.37 | -0.02 | -0.02 0.07 0.06 -0.18 -0. 39

A T ]0.08]0.02]0.00]0.17|0.04 | 1.20| -0.04 | -0.02 0.06 0.12 -0. 24 -0.29

Daejeon O ]0.14/0.02]0.00]0.06|0.04]|1.34| -0.02 | -0.02 0.07 0.05 -0.15 -0.37
B I ]0.08]0.38]0.04]0.54|1.71|2.71| 0.26 0.50 | -0.58 1.89 -2.16 -3.91

O |0.14]0.10]0.01 | 0.16 | 1.36 | 1.50 | -0.06 0.16 | -0.07 -0.92 0.58 -1.71

T 0.18]0.00 | 0.00 | 0.01 | 0.01 | 1.01 | -0.01 0.01 | -0.002| -0.02 0.02 -0.04

A T ]0.04]0.00]0.01]0.03]0.04|1.00]| -0.03 0.03 0.02 -0.06 -0.03 -0.01

Ulsan o ]0.17/0.00]0.00|0.01|0.02|1.01| -0.01 0.02 | -0.01 -0.03 0.04 -0.04
B T 10.04]0.47(0.21]0.70 |14.18| 7.27 | -0.74 3.08 | -2.00 -6.15 4.16 | -19.71

O ]0.17]0.05]0.01 ] 0.06 | 0.48 | 1.34 | -0.03 0.10 | -0.08 -0.33 0.29 -0.83

Notes: (1) Period T: 1999.06~2017.04, I1: 1999.06~2008.08 (Before the global financial
crisis), II: 2008.09~2017.04 (After the global financial crisis).

(2) The Panel” has different estimation period of VAR model. While panel A estimates
the VAR model using the entire sample period, panel B estimates the model
separately by period I and II. After estimation, both panels conduct the variance
decomposition exercise for each period.
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( Appendix )

(Table A1) Variables

Variable Data Source Variable Data Source
Real Housin; i S Rent-Pri
ea . ousing Housing Purchase Price KB e.\ t-Price Ratio=R, = P B
Price (P) Index (Apartments) Ratio (Ratio) '
. - CPI
Real Jeonse Jeonse Price Index . o .
) KB Inflation (inf) - CPI excluding BOK
Price (J) (Apartment) \
Shelter
Interest Rates Real Interest Rates (i) Treasury Bonds
Interest ) . . BOK
N on Time Deposits | BOK (risk-free asset) (5-year)
Rates (")
(2~1ess than 3 years)
Real

Real Income| - Per Capita GDP, |BOK,
Rent Jeonse-Price Ratio of Jeonse to (V) - Per Capita GRDP | SK
Ratio (J/F) Pricf (ui;(}il:t?;ent) . MaCrO‘
) ) evcorilomlc Employment | Economically Active K
Variables (D) Population
el WPy Bt | - :
Rent (%) ' e Pop(ujl\z}l)ﬂon Resident Population | SK

Note: BOK (The Bank of Korea, ecos. bok. or.kr), KB (KB Kookmin Bank, www. kbstar. com),
SK (Statistics Korea, kostat. go. kr).
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(Figure A1) The Actual(r,—p,) and Forecasted Rent-Price Ratio(r, —p,),
1999.07~2017.04
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Sources of Housing Price Movements in Korea:
Analysis Based on the Dynamic Present
Value Model*
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Abstract

This study examines the fundamental factors that drive Korean housing
prices using Campbell and Shiller (1988)’s ‘Dynamic Present Value Model. The
model allows the rent-price ratio to be expressed as a linear relationship of the
three components, such as the expected future real interest rates, housing
premium, and rent growth rate. Using the relationship, we can conduct
‘“4-component variance decomposition’ exercise as well as the general
‘3-component variance decomposition’ exercise. We show that changes in
expectations for the housing premium or the rent growth are the main factors
driving house prices depending on market conditions. Second, the correlations
among the components play a role in not only dampening house price
fluctuations but also amplifying house price fluctuations. Finally, explaining the
housing price movements by only interest rates, ignoring these covariance,
could be misleading.
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