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H Z7H45 CAPM ¥¢utel zHy
) AEZ wZAR DY | CAPM L3 ZFo|A Aabx &4
Ferson and F21g o LS e oS
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AAZB3| -0.2257 | 03834 | 0.2389 | -0.2513 | 0.2038 | -0.3134 | 02471 | -0.1333

t-Stat | -41.14 41.00 61.78 -37.12 51.24 -32.10 51.90 -15.67

Prob |<.0001***|<.0001***| <.0001***| <.0001*** | <.0001*** | <.0001*** | <.0001*** | <.0001***

(2) BM iAo &

WA vtAXsE SAfFdER A4 Fodds P9 2AedES

By v <3E 413> 2k 38K124 Ay ARSI s i E
°of 7Fd =i, e AAd/AE, ddE T8, deAdde] cos y

NAETE JuB/FEA P w%a, TR

_89_



ol

Bt
AR &= upAto] A

=
=

o %A

]

KeX
=

BM

ol

P7EA = P

=
pl

el

ol
NI

5

vzl

X

ol

ol

)

c

<¥ 413> 38¢

ot *
0 @ Sy ¥ o o 0 ¥
B juc} [ I®) oy o) 3 = S o S R N =
Gl [To) 5N © o) ¢ o S S S B 0 o
< |e 4 S |&KR ¥ |3 3 S > ¢ S
oF ~ S o o — w =) — S T w
e B % % %
e — o X — < * o o o — *
kmEEE 8 /8 ¥ 28 g 8/ 8§ 7 z
= ~ | N 9) S N — S S P S 2 — S
T "~ © O < = N < = — S 1O <
ot v v v
—~ ¥ ¥ o ¥
0 [s9) 0 o o
X B juc} ) To) = N N = S o S [N L al
>~ | F Mo o I = N > = S S S x NS =
ul] Oy o) = Q N S S P S : S 3
oF ~ N < 3] ) < S — =) ] <
Ho vV vV V;
% P b
0 o \O [To) o o <f
o] B | gl I3 — =] S — S o S a Ny X
,m.n._ — = o — : o S S S 0 > o
oy 8 8|h ¥ 8|88 3 8| =2 ¢ 8
" | o — < S © < S — S < <
\ \Y vV
0 E % I~ %
0 . o o
B S 2 =8 o =38 2 2/ & 8 =
B gl B R S 8|8 9. 8/8 2 8|5 4 8
W, o s ¥ S|s ¢ S| ° 4|l 8 9
—_ \Y% \Y% Y
pﬂe ° i S o ¥
! w° p= <t * IN I~ * o o ot
S — o~ — = = S o) x —
Q Q) S T =) S — S S N ol S
= | o B @ ISER R @ =) ' - | o © @
¥ ¥ bt
— * ] * o o N *
3 g S o S IoN o3
P i 0 s = - = S S S =) N S
juc} —~ 35} s} S © I~ S S S S < = S
~ < s ¥ 2|3 o S| 3 - | ¥ 2
~X \ IV v
~
* * *
ul] - % ~ % - o | o %
Rl M OB 8% 28 % /2 8 |8 2 g
Ho © o S| 9 g2 s =] g S
— N < — ol < o — = ] S
\" \ vV
— ol o
T 8 2| 2 ¥ 9| Q § 2|3 T 9
C A O | % = o = o | 2o = ©
g = ¥9) & | X ¥9) g M & & | X N &
it
C A 2 a5 % &
s < = X
o of o/

_90_



(3) BM #AA

4-14> <}

<3t

o
1=

AERS =

e

N

o

ol

I

{Jo

Uz

~©

Uz

%

R

™

—
fite)

B

2 ko] 4

=
=

]

ol

+

il
Bl
=
T
=)

il

el

el

ol

el

—

i
ol
-
N
o]
2l

I
X0

THAA o2 o

e

Aoz
—] =

Al

el
ojn

R

™

—
fite)

ol
TR
E
il
or
-
=
N

o
b
o

—

o

%

el

_91_



- HEAA . S
SETEE I A A Fu/Awy #3
T = =
= = | oams = o
%E /\]'E E_ O]EHs:] ‘H‘_"qs:] \IIEHO iﬂ?—lsﬂ \IIEHO
iH ?:1- 50:] A= [E] —_11_. [E] / ;g__ E 1l o / /\]_ E
/EE /P HE
s} | -1.4880 | 3.1965 19603 | -0.6196 | 0.9376 | -13.6405 | 2.2888 0.4382
t-Stat -14.99 33.04 36.36 -3.69 18.47 -28.45 30.48 2.19
Prob |<.0001***|<.,0001***| <.0001*** | 0.0002*** | <.0001*** | <.0001*** | <,0001***| 0.0286**
AlAB1| 1.3937 0.6652 0.3342 1.9097 0.4682 5.4397 0.3288 1.5527
t-Stat 62.70 67.66 35.39 100.86 37.16 46.32 28.65 83.66

3 Prob |<.0001***|<.0001***| <.0001*** | <.0001*** | <.0001*** | <.0001*** | <,0001*** | <.0007***

£

e}

i TFE 2| -0.0000 | 0.0000 | -0.0000 | 0.0000 | -0.0000 | 0.0000 | -0.0000 | 0.0000
t-Stat -0.00 0.00 0.00 0.00 -0.00 0.00 -0.00 0.00
Prob 1.0000 1.0000 1.0000 1.0000 1.0000 1.0000 1.000 1.0000
A7B3 | -0.1909 | 0.1999 0.1287 | -0.0311 | -0.0449 | -0.2611 | 0.1521 0.0285
t-Stat -33.31 36.17 28.91 -4.65 -6.42 -28.11 28.16 341
Prob |<.0001***|<.,0001***| <.0001***| <.0001*** | <.0001*** | <.0001*** | <.0001*** | 0.0007***
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ABSTRACT

A Study on the Measuring and Persistence

of Real Estate Fund Performance in Korea

Song, Yo-Sub
Major in Real Estate
Dept. of Economics & Real Estate

Graduate School, Hansung University

This study explored performance persistence in real estate funds
representing the entire Korean real estate fund industry by measuring and
analyzing risk adjusted excessive returns by types based on risk—adjusted
performance measurement models.

Specifically, this study measured whether or not there is risk—-adjusted
excessive return on the respective real estate fund using two alternative
measurement models, conditional and unconditional. In an unconditional
model, as performance measures, the conventional sharp ratio, information
ratio, and Jensen’'s alpha was used in a single factor framework. On the
other hand, Fama and French Three Factor Model(1993) and Carhart Four
Factor Model(1997) were used as a multi-factor model. For a conditional
model, using Ferson and Shcadt Model(1996), excessive returns were
measured in terms of betas which vary over time and incorporate
economic variables, and the persistence of performance was assessed by
correlational analysis. The dataset for this study covered all the real

estate funds during the period from January 2005 to May 2010 with them
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classified by types of public or private offerings and each risk—adjusted
excessive return was assessed using monthly returns. Data for variables
was collected from the Bank of Korea, Financial Investment Association,
and fund appraisal companies such as FNGuide and Zeroin. Results were
summarized as follows.

First, analysis of Sharp ratio revealed that public offering was better in
public vs. private, while rent type was better in mortgage vs. rent. In
information ratio measuring excessive returns relative to a benchmark,
regardless of the benchmark chosen, public offering was better in public
vs. private, while rent type was better in mortgage vs. rent. For Jensen's
alpha, public offering showed better outcome than private offering
whereas the performances of rent type funds were more successful.
Overall, it was found that public offering and rent type funds were
superior performing funds compared to the mortgage and private type
funds.

Second, the measurements by using KOSPI returns, corporate bond
vields, and the average returns of all the real estate funds as a
benchmark index showed different results depending on the index used. In
the unconditional model, comparing the single-factor alpha with a three
factor alpha (adding size and growth factors) as well as a four factor
alpha (adding an extra factor of momentum) generated negative
consequences except in the mortgage and mortgage—public offering types.
In contrast, in a conditional model where the information factor was taken
into account, the benchmark KOSPI return tended to increase above the
single factor alpha in all types. However, in the case of using the average
returns of all the real estate funds as the benchmark, except in the public
offering type, the return tended to decrease below the single factor alpha,
reflecting the presence of an attribute unique to the real estate fund that

1s more affected by the lower benchmark return than by the information
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variable. On the other hand, in the conditional model, the benchmark
corporate bond yield tended to decrease in all types except the rent type.
Looking at the changes in excess return depending on the benchmark,
they were consistent in the unconditional market factor and three factor
models and in the all conditional models excluding the four factor model
which was affected by the momentum factor. In particular, the public
offering type showed the best return in the KOSPI benchmark category,
whereas the rent type in the corporate bond yield benchmark category.

Third, the analysis results of performance persistence showed that the
top 10 percent of the real estate funds presented a negative correlation
coefficient (-0.03) while the bottom 10 percent a positive correlation
coefficient (+0.15), indicating the existence of abnormal performance
persistence. In addition, the risk adjusted excessive return analysis of the
public offering and mortgage types also demonstrated that there existed
performance persistence in low performing funds.

In sum, the attempt to classify the real estate funds that exist in Korea
first made in this study will not only serve as a guideline both to
investors for their fund selections and to fund management firms for
management, but also provide a foundation for measuring performance
and performance persistence, which will eventually make an important

contribution to the future development of the real estate fund industry.

Key Word: Real Estate Fund, Risk-adjusted excessive Return,

Benchmark , Performance Persistence.
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