20214

Ho
e

L
__O_l

.
v

l s






ol
—
mﬂ =y
~o O
N o]
=
oF T
A O
NF or

ﬂ

=

Renewal Rent Discounts and Premiums

in the Rental Housing Market

o]
=

20219 6¥

ﬂ.ul

o

v

A 5 E



NJo
ol
—
wﬂ =y
~o O
N o]
=
oF T
A O
NF or
ﬂ
=

Renewal Rent Discounts and Premiums

in the Rental Housing Market

__OD

_z_.E

HpAelg] RO A

o}
ol

Al

ﬁo
ol
Ho
il
o
aldl
HJ

oF

o]
=

202149 6¥



20214 6¥

SREEE

SPUDED

SPUOED

4 A9

SRV

o]
=

o

(*D)

(?D)




=

rd
P
o

FE AHAAIG A AT ddize] St 25
¢ A4 o 3k wo oo g o
4 A %+ & A4 =
s Ad A A
4 o} o]
sfel Aol m=d A diizs dHdS wAvWE dga 4

HEf A slaz Qs sig A7l fARE FEO] AfAleF duiaET DRl

Loz deA Aok Ted Adeke o W AAlE FE wAEE
S 4P 5 Un Fuol g YR Aag 4 97 iR A=
£ @33 & 50| Yk oY AAteR A5 YT Axel = W
ojo] WSt AAt YRt Aol @l met gelE SE oy @
29 $E 9ok 2en AT 9401 ol 9, gage dAa
B0l AN YAle FALPA AR AR A AR o)
Hoz YA} B3D +E ek,

B ERoAE Seldell AR AAF dErt SA(@HHEA] of ot
A R57k ol wet At ddEst FHHoR B@H)EER
AR A% EAstgrh B4 20119 1958 20189 129744 e
oftE HAl AANAREHALYF AnABE AT AE FETH = AT

i)



£ de® AN 3555 APeldld 2018y 4299 APolqld 2015

Fratol dxy tAugs wudu) HARgeR AAt oz @

A, ST APl e 13] AAF %“ﬂ%ol o] 1] AAF

ol
r [¢]
o
KT
)
Hir
X
i
Au)
L
2
o

o rr
2
a,

12
>,

oo,
4
ro
1o
ek
ro

5718 S 4

] 371—‘:— ‘?Jﬂ{i(zd*ﬂﬂlﬂ.) ol BlE|EH]

Hzoll, WA7HE 2ol AUAor 2 Ade gelec] keiEyg o A

1Rl AAFA 135 AAGHETE o

SR
74 5 57 @] HolA o] A
Fav By 2 2] wielnt.

12 K

NrEo) 1ARgE ol gstel AA YR BA(BF)EL EoERE
FAe Bok 34 A3 gl A7 A das SART Gk
Aoz Ut &, 18] Ak FA&t 23] ol A BE 57
Wt 2707k o2 dehta gl w18 Ak 28] ol Ak
gl ojfo] vAL adlo] gL I 4 ek

AAE FAES 18] WA 28] ol AAF AR FRste] A
9Hom AT AU FF AFAT WA A5k QA AAAE A
S oARY 2R 288 & 9 Aot

(F90])] 9 Addz, AFA &2, wAHE, vt AR, dA4F



Al 1A A B s 1
Al 1A A HIATF BZ] 1
1. o‘i:[L HH7(_;] ................................................................................................... 1

2. ﬁ:rL_oJ %;_(jqu. j].l?j_i/kc-)] .............................................................................. 4
Al 2 A AT HHOQF JLA] e 6
1. GTE HQ] ettt e 6

2. GATLO] TLAT ettt s 8

7\." 2 Jg— o’l%;g' Hﬂ%qu_ /‘Ljsg ﬂ;} ................................................................. 10
A 1A FE AR AFOIA AA] AT FF FT] e 10
1. Aele] A AR SOl ZT] e 10

2. AaFolo] AAICF QATPE THZ T7] o 13

RYEI 1 L=) ) e DA REY ) [ 7 0 e 15

Al 2 A AT AT FAE e 20
L. BJQ] Qa1 s 20

2. TR GTL ceeeereee s 23
A3A ey AARge ol 8d AAt AthE FAG e 25
Al 1 A O]FZ] LLTT ererererererrttsss s 25
L. AT THA e 25

2. B RETF B s 27



1. X].i_g] 7]}_ %—74]‘% ............................................................................... 39
2 _1_:'._65] _‘7_1394 é—m' ..................................................................................... 41

A3 A FaeAANZAA AT ddim Delei2015de ez 54

1. 1].%94 7]3_ %;ﬂ%}: ............................................................................... 54

2. FT] A O] AT} et e, 56

A 4 B AT e 65
A4 SERRAARFE o83 AAE YThE TG 67
A 1A A HIAT E AR e 67
S L) O 1 b SIS 67

2. LT AAA] e s 68

A2d 3TN AAT ddim 2ele:2018¥2 thife= - 80

1. 7] BAJTE oot 80

2. BE ZAO] ZT s 84
A3 #2990 FoA AAT AR FUAE20158S PFoR - 86
1. 7] EATE o 86

P % =) - 39

7\1] 4 XE—] ﬁ\_g ................................................................................................... 91
A5 F Az G2 QAL AE TQA(TZ)Q] A oevveerrerseensscsnsurnens 96
A 1A A3 HiAT RO AR e 96
S L) O 1 b e S SIS 96

_iV_



3) Al mE AAF Slg vt Zobd HhEuimiZ AR - 101

A2 A Azrel w2 Ak AeiE TAUFEZ) FA 104
1. 7] BATF v 104
2. 719 A Az TOI(TFZ) O] FA]  crrrrerrrmresenssisssiiininens 113
D B71d QA AtfE TN (T 1—1) ceeveveevereessessnnniinnies 113

2) 2714 19] AAE B 29]o1 AAF ddlm FEel&(Rd 2-1D 116

3) B FHE A AUR FAR(RY 3-1) 1o
7\1] 3 7(1_:'_—1 i@ ............................................................................................. 122
A 6 A W AR cciiiiiiissississsis 116
7\." 1 ;é_lj (5:[7_94 _Q_CjI: .................................................................................. 125
7\-" 2 ZE—1 01_4_'?'91 @-7;“% 63:__'%_ _Tq.xﬂ ........................................................... 129
=z} a1l __E_ _é_]_ ....................................................................................................... 131
J_?_ % ....................................................................................................... 136
ABSTRACT ......................................................................................................... 140



AN

kI

AN

PN
kel

kel

EEl

NN

kel

AN

EEl

AN

EEl

AN

kel

AN

EEl

AN

PN
ki

kI

EEl

NN

kel

AN

Bl

AN

kel

AN

EEl

AN

kI

AN

PN
kel

Bl

kel

NN

El

AN

EEl

AN

kel

AN

Bl

AN

kel

AN

EEl

AN

kI

24%7]{]-1:5 ;ﬁ;{ﬂﬂ.:rL o et
AAEA ejelnt Azl olele] we iz G B3t
ZAAAA AT Ppel olelo] w2 AR BA A

A,
18
g
>
=
we,
=2
X

2018 Hausman test

2018 Hausman test

o gy A% of
)
a1
oflt

2018 Hausman test

3-10) 7o) (B 1) FZAATHROLE) wreerereresussesesesesususnsnsnsucscnnnns
3-11> ZFFO] (RE 2) Z=AAATHQOLE) wwrvevesseesserssersersserssensserssenssnnns
3-12) 73 o] (1 3> A ATHQOLE) wrererereresreuenesesesususususueneuccanans
3-13) g (BT 1) FAHZATHQ018) reeveerrseeresnrsessenueseeesueneanenniuees
LA (BT 2> FAATHR0]8) seeveeerreeseesnssesesusesessisisuesniunns
L] (RE] 3) ZAATH(Q(]Q) vereerereersrersssrssssssensusensanenns
Ak 2 oI RE (AAZFA) Q] THOl AL cevverrrermsenmsenisenasnns
201849 7ee] Zwdsot Ads BEAg FHEHEZD)
20184 90| Adsot AdS BEAE FAEIHEGD)

ZF BIZ20] 7] % BEA|EE e
AL L= P =1 I D 150 | TR
2015 Hausman test ZTHIETI]) cerereerersecerssecruseerssesssnsesessecesssecees
2015 Hausman test 75_74.(&—6‘32) ................................................

Q_}:@- z[:g_}lﬂ_/[\_ 7&;@ 75314,(2015) ....................................................

_Vi_



WOE R EEREEEMWE

PN
ki

WO H

PN
ki

3-24> ZPEF0] (E 1> FAZATHQOLS) weeeeeesrsessssssssssssansnsnssnssnnnns 58
3-25) ZPETL0] (TRE 2> ZEAATH(DN]S5) sooereeeeerevssresessssmssssssssiusssnsinns 59
3-260 YO (B 1) FAHZATHROLS) rereeereereeseressesrsnsesnsessesesuenenns 59
3-27> DT (R 2> ZAATH(D(1S) wrevreeeeesrseeerssseeessnsesssssssessssee 60

3-28) AAIrel TE AHEEATEA)S] E HIm(2015) woevveereeeees 61
3-29) 20159 Zde] Aypdpet Altig wozt
3-30> 20159 o] Aapdpet At w2t

F4EHEYGD) 62
#7472

ARG 62

3-31) 201518 FAMZETIEFE corererereesssssssssssssssssssssssssssssssssssssssssssssssssns 64
4-1> 70t wo] FAIAE A ATk AW 5 018) e 80
4-2y 7t io] ANAD AAF A5 BIEQ018) e 81
4-3> 73yt o] Aok JeEH A EIL(Q018) seeveerersnesesesnenns 82
4-4) 7t o] AAF-AAE AN A AeE AT 7
511(2018) .............................................................................................. 83

4-5> 20184 AACF AR SOl A A} e, 84
46> ZPeTt e10] AHAE A ATt AR F(2015) o 86
4-7> 7Fat Qo] AA|AE AAF B EIL(D0]5) rweveeeereeeeenss 87
4-8> 7ot 0] AOF FE|E AT BI(D015) cwrerererrrerersrerrienes 87
4-9) 7T o] AAS-AAF A AAE AE AN 2
E(ZOlS) .............................................................................................. 88
4-10> 20159 AL Athz TFol Z2& AT} e 89

4-11> 2015¥3 20189 At =9 A A= &g - 91
4-12> 201597} 2018¥19] v} wle] B A ArE BUAE

....................................................................................................................... 94
5-1) A ko] AAAE A A AR 4+(2011~2018) - 105
5-2> 7o AAAN AAF QA ZFI(2014~2018) wweveeeeeeeeeeees 107
5_3> _L_E%Q 73/\1]7431 1H7;"0_]1: ";\_{l\_l?__'_ﬂ _E_E(2014~2018) ................... 108



AN

/\Eb\l <!

kel

AN

NN AN N AN N AN AN AN AN AN
== << - S = < ==

TEEE LR W

AN

4z

5-4> 7P A ACF FHIE ELIL cerrerrenienreesienisessenniesnens 109
5-5) 1 APEe] Aok e BEIL(2014-2018) seereerereseessrsseesunnes 110
5-6> gl AAF-AAE AL AAk SsE A Bx

(2014=2018) weesererseserersusersssismssisinsusisinsisinsisisissisisssisisssissssssasassns 111

5-7 o] AAF-AAE A AAK SlpE AN 2

(2014=2018) wreveerersesesersusersususensusinsusiinsisinsisisissisisssssisisissssssasanns 112

5-8) 3Tt Q0] (F 1-1) A AT} e 113
5-9 7Tt 0] AACE AATFA THOIG wereerrrermreeniiesrissesnnane 114
5-10) 7Zhdat L A0] (B 2—1) FA AT} crreemennnneninninenenes 116
5-11 Zda el 18] AAF Eledt 29]o1 AAT &de 117
5-12> 7Y 190 (TE 3-1) A ZTf errerrmreesmnsssssessessanns 119
5-13> 7ot 199] 15] A FALT 2746 AAF FE 120
R D o L= F I e PO 136
= £ 2 Z9Te] MLe| o D culss S ATH201E) we 137
S 3 w97 MLo| g 9 Hulus FHATHR01E) e 137
= # 4 7o MLe| o 98 duliEs FHATH201S) - 138
= £ 5 w97 MLo| g 9 culws FHATH01E) 138
2 % 6) Zdu LUL T FHEY HADFL ol 8T AAF TAS
[ ] ST 139

s B 7 A =9 @9 wEe AARge ol8d A e
Z2Z] AT e 139

— viii -



1-1) T JLAE s 9
31> A2O] HHMGTETE et 36
3-2> 7ol AU AN 7VE ALSET ATSE e 37
3-3> Lol AUty AAZFA ALSET AT e 38
5-10 Z3datet A AA] AT EETE AT e 106
5-20 Zaet ke A AtAeE il AAeFe] &l A= 115

5-3) a7t 7 AA AqtAek Wil 18] A, 28]0)14 AA

Qlkg EEL?_] ;gl_—r_ ............................................................................ 118
5-4) Zraet o+t Al AtACE diE] 193] AACE, F=7HS A
Q}:gq 6E1-<?_ @E ............................................................................. 121

_iX_



A1E A E

A1A QAre WA 24

20189 FEDFHO] FAL2A] W2 Seutete] G AT
e A AT 42.3%D011, °] F FAVTE AT 383%7F FA 4
A5 QA A7 AoE 2AET gk A2 1045 AA A 5 97
A5 1S oIS 9o, o 73] YA e WA A7) 329 1 o]
g AARI T FORE A H& olFe §AF AoE gt
WA A7t ARt e ol Fe GriR: AR JrhlelA] ws
FokT NG AIOE A% 28T Folth. dukshd YA Fe ¢

o = f
2L AT G9eti WEA AZEHE vgol T, Yol

e

AAA Felo] @ & 9l7] otk ole] BARE AL AA LAlst
e e iz 24 G WAL 4 A S A4l o A7 5
o Zharsal aElo] Sttt Htol olo] AAmste] Aehat AR T}
Fgol B2 JPHA R A=A GRS 2T AFENI7} Huw
Qledl, o5 A7 AL B A A YRS U s3 grke
Holt},

eHH, AFFE2AH2015)0) mER A AF 7 F 2 o) AFshe 7t
Tt 55%R %ﬂiﬂ A 7h2] Aol |, 513 ol 7 F=she 7 of 30%
of 7Phe Aoz ZAEIT IR 1-1) Fx). Al = izt Aok
71Zke] 2dQle TRtehd, ARt o)) Zhrt 19 ol AAlE HH

rsﬂ

) A= ASYgPE FAIDTS A7} 57.7%, DA 15.2%, RZE QA 19.8%, ¥A 3.3%, T
g A%2 ZALESI

2) FAAHEAL w2d  EuEr AxpbEs HlE2 41.9%(2010)—43.1%(2013)—
42.8%(2014)—38. 5%(2016)—»37 7%(2017)—38. 3%(2018)§ ZolE1 Qrh

3) OlAFRolFFIAH(2003), A TOIFE(2009), 4% AAE2010) S0l T EmA o]

_1_



L ool off gejuetel i A Arfast BRIF Q7 Hohar]
ek, o felue Fe goja Al QRele] Shatols] whel At
& @ o AgYdREL o O Jojas ARATE Sl 9t 2 2

A 20208 7€ AP AV HLAAD7E mAH

315 Fdol ol A= YL v]Z HO= HIHo,

o
=
H‘]
o
rﬂl

E 1-D HF7IRPE A7 & (@937

AF
5~ 10~ 15~ | 20~
71z 149 1~2¥ | 2~34 | 3~54 2549
AA - dm s | s 104 | 158 | 204 | 259 ol
L1l G =11~ O = =) S B |-
7

2,960.7 | 729.2 | 603.8 | 374.2 | 418.0 | 574.1 | 142.6 | 59.1 335 | 271

100.0% | 24.6% | 20.4% | 12.6% | 14.1% | 19.4% | 4.8% | 2.0% | 1.1% | 0.9%
S4: 2015 AFFEAL, BAA

a8y ml= oA o] Fol ARl WEH, F8 AuiR; AEollA o
2ol AA diize AqtAek duiaEg @2 Jlo® et o A4t
T P ddiat AleFo] vt E|of il YRpelo]
Ak dime L A719 T = FHY AA ddaEY A= A
oltt. sfelelld ol o] AAt ddizrt AtAl o ot
B 53] AF2 @l(occupancy discount)Vol2kal

A7 Eelo]l EAistE olfroll Wl AFA+=2 ¢

&(turnover cost)¥t AH H| & (information asymmetry) H]-89] A7 1 ¢

ol

rlo

5) AGBARTA FFA UL AE AFAG GhRe) S%E Zuste] AFT & YU,

6 WERIEDFL HEdm, CFAYRAuTY AW WES 29 wsle] FW
[e]

7 AFA  PAloccupancy  discount,  residency  discount)E  FH7|AF T
(length—of-residence discount, length—of-residency discount), T Ux}FQl &<l (tenure
discounp)o|=tal BE7|% gty 7| AF QU2 dubdQl Avhxt A7t By 44 9
izt Aok 717hs AAsts AVIAE Al FolA= A7IACE Fel(long—term contract
discount)' = thE g olth,



olog =131 Ut} of7]A WAH]-E(turnover cost)O|st YIS WAT uff 4
Q5= SR, T8 FYHE, 34 A HE 52 oulotH, FHE H|tA
H-&-2 £2 9lx}Qlolz] obdx] RE7] wfjRo] A&EEE H-ES Tttt
webd e AFelA %, 71 JAela AAeke s Aze Aak
o A2 AR o Solrke 2% @A HES AUY & UL, /1% A
o F U0 tnand T Ak ATA G0 4 Mgl

shAg ol2H 0 HHl, AAE driEt Felo] okl FFe] B oA
ole. atel YN AAE SHY, MR Fee Fobd olxpshcd) w
£ 24 ulg, = Xl el o] Fu wANSS AR 5 k. B3t ¢
A9l el HE, MR FELS B goli 7o gejot 79 B0 WL
 mEt ARl Hoy BAE QAT B4 AFsE i Feel] dshis
oldd BAIZH gick. @A) AFska gl Felo] ‘£ Fe(good house) o|eHwY)
QoS A% AZFoRA Fd wANGH AR v wES BUY 5
o] wEe] AR AACkA 7o) FHAQ ARE AT 4 Yk A

WA eile 2 B BAIE 2 5, A YR 0F
1% 27 ok, Al Az B(EE BF) ohrE Arjelat glafele)
A (bargaining)oll  <sf ZAAHTE  Nash(1950)¢] @4 sl(bargaining
solution)ol] TR, AAlet elejzel FRIEE B%) drs Aol A @7
w3 QJeelat Qlaele) W g Azt mael whet gein 187 oldl wguzt
aake 2 QoA Aol £ WAel B4 wet bl 4 ol
olell 3 A Aot ArjEt FARKE sfelolAel A7 ATt 9
Ualol A T2 HeEed] Ex Seteeds e 48 5 dE 2
A digt ool ARt | yobrt o2t AA I ddizrt Eeleolut
SFTEHE Aol il dxele] @4 Ande BRithE, Aol Aok

N

pa

8) o714 ‘%L UA(good tenan’olF BHES Aol F Yhu, YrjFele T welsio,
Z9lol MohE FE AAE A P YA Tk
e F

9) o714 H(good house) ol FHO] At AFZAo] £ FH-& U},

_3_



2 o2

=

QAL

T
=

s Jehat Aloke] 2

> O
—

=

[e)

Sk
=

T}

A5 1ol YR @A Y uet AAF Y7}

o

Sk
=

DEE

()
=]

)

o
2

= s v FE AR R AA

o170l A A

TAE A EHET

ATt

__OE

AAE old A& 9o 9A ol2H o= AAF Azt

=)
=

=

)

o
Nj.
~

o|J

i
—

N
)

et

o

o o ol Aol

T

—

k)

Al 2

AAE ddizel 24 FAHE 2

5t
=

o

A} Aol o] Z7)o] whet grebAc), whet

il

NJo
ol
]
H

—_—

ol

Fe1e] 247

2, It 9

95D

Aok Meje] A7)0 2

,_L_mo
go
mJ

o~

ol 7}

B/

Al

&

o] ot At

il A H]-g-o]

6]

o

A AA

ujAL ond aglom Rt Agol

kel
=

=
=

o|J



2

hiﬂi

o
=

A A <k

=

O]Q

St
=

Joh A4 7o) A

7] wjEo|c},
atob Aok ol @ t ATAek oo R R}

4 A g S

of XE T or B
T i ajo T N
ﬂAH _nﬁ ﬂa ﬂ_,_AH c._o
o Hrom T 5
g B e
o< )
‘Ol 1rE J.O ,_ZI‘._ o}
w © ~ o T
p T~ D3
— Z_D o frce) ]‘ql
“I0E S
_— ™
RN g e
m@ 7 N o gl
Emdo =
= N S
&a B O g
%E = \,.IDI (i 50 ,.DI
o oR oR T T R
g TR aop
= X w2 3o
Ty P 2B
o~ ou o o X
No T oF —
2y Mo Ty
P g TR
o o %o T o
BED e TR
s T e N R ow
T B o M
NHML_L%%M
o % R W
H T e
I oF M AF OB

hu

5}, Nash(1950)9]

[¢)

o] a1
HY fdoz At

Fglolgel ¥At b 2 of

o

o, o|2H o2& 7]of7t gtk TJE]al EjutEtolA] FE o]

AASF Acj=rt &
27 YA Ao 41 Qo).

1

Aolef et

AT

oF

=

T o

T

fid
<
il

10) ol o=



A24d A5 dAt +4

1. g H9l
2 maolde FE A AR dARle] FARA Bt el A2
she FALAAHD AuAa S olgste] AACK Azl & e &5 A=
o

re flo
2
Mr
o)
u)
o
o,
w =
rr
N
)
lo,
Jo
odlh
Mo
(o]
o
)
m
f
2
o
2
&
\)
(@]
on
L
>
>
i
e ofm

AR AFF2A] G2w Selvtet A4 AT F Y 2 0ee A5

Fe $Q(1A0] FR) OMHEMU61%) R EANIE o] uja} Aok S

ARE ofET g e Aoz £497] wgeld. Eet S 4

ot Felo] 54 Rk ohe ATHOR SPu7] ] BA o] WY 2

Arila Zag 5A40) 249 ohtER AT Bast At o Yol 29
% whe

P grolzte] fHalo] AjE oz ofmtEo] 3ZE

d

1) SHARE et Ak A ATl Ei oshuAAY ARy o Hulst Aqwciet
= Fegaglo] daazgel tfsl A3AelA AL PAste] F49] FREUA ] 2
A9le JuAAkS AA

Hofe] HEFS WAL IS & Amoltt. olF 9] AL
g el ol S BATAL MUGIIL)ORRE FHAANS Wk, TR
sile] W grele AYAR, AFe Aeel ang 2Eu
7 (3 ABEA D), ei7l] FAAAAA ZFolol BET . ARA U]
A32242%)

12) 4z A1 g Feo] JHob Afel/Axtd FHIF ol A1
o} dxsh=A] JRE mpelste] AAF ofHel AAF S+E ZASHAL

13) 20153 AFEZXAY] TAAHS ER9E AR 71, AR =23 HA 2,960,679
7HE & olmtETL 1,365,743(46.15%) 71, SEFE 1,024,268(34.6%)7HF, thAHEE]
350,277(11.8%)7}+ <22 Wkt

14) H3F dAls gAet B35 27] A w2t 2341, 294, dAz Yyled, =%
Aol TrstE ATt SERA] HEd BFFo] dAe] 127184 olstl A
G5 gAl, EFFo] dAl9 1270EAE 2dotal 2407142 olskel AeE £EA, EF

i,
ot
o
e,
>
o,
e

_6_



o A% WAZ FAR Aol s AFEHAY Basty, E YAS DA
A steety A4EE AYAATE APo] R o197t A& A7)
93 97] W] oleld Acke Ny AeRe WAS hyoR Bt

EG et RAStA she SUA At Ao AR 47l

927} obd AExgols] WE], BEFol FHYRARTYI AT F
ARk A BEF WAL HPAR ADE A g ATl Utk Z, B
FF ARk AL ZUAeh QA Aokl A9 FHARE AT HsHol 2
A ghm, AjHoE BEF FRIL 2 FAAG A A B A4S
Q3G FpsAgol At olo] B4 AR o] MY B AR FHHE A

=4 717 2011L4 195E 20189 12¢€7k4] 96742 ot 20119 1
g BA7ZE] Ao g2 4F2 olf= ZF BAMRACA 7|2 BeEd A
A AL AnztmTE ik g SHET] ARG AR o]7] i Zoltt,

A O 92 A9 et Y2 AAsiart. 20189 FHEX
Aol mEH AFoA] obE Aaigto] 7Y B 7t e dTH(161,2738)0] 2L
oheo] a1 (124,4188) & Yehal 9l HE, olF A H9] A Ak g4
2 An2tg 7t B AqEY FEG Aor oAAfE] wjgolty, il e
AgollA A 7EA o] 71 Bl o], ke A&ollA HAl 7t
AR g 21902 AN 7HA #F9] 2to]7t glo] o]& Qg PRk H]

% 97] jRo|Th),

Zo] WAlS] 2404LAE 2T AoE EAAT Bt
15) AATH2009)2] A7t thEA ot

16) FEAHAESH AFE A1l 4% A9 2981559 Jeh 2 duAa

o ofefe} k.
RE ENEET W9 A AAATY
A2 A 11,0009+ 3,7007¢d

ZEd FrdelAAY

10,0005+

3,4007+¢

FA, it AR, BE, oF

6,0009H

2,0009+4

SEEEE

5,0005+

1,7005H

17) @FEEAge] FEMASGRAe] B2 20184 19 J1E

QoA AAstAol 7

g H A9 78,3823 9 /nf), 27,8367 /nf), FuF(6,413%09/ni) oItk

Wb AT WALl AP e Aee

'), =UG(3,84174 /') =olrt.

T3T(3,46674 94/ ),

=47(3,689F 4/



2. 479 74

T 7 m
™ Yo W Wm ° oK K BT "
o . 0"~ o R =T Tol o ©
o = < oM o] & ] W S T
Ton! 1D| ! 50 = X = 7 = O Og T
S TR B w T XT® EXLTFGS
= o W of o on ) oF oT 5 e TpyeS 5 X o1 R
[e] L_‘_ ol Eu_ OT E“_ o Eu_ 11D_|| X 1e) M.wf ‘,W n o H_l
%Eﬂ71% WoE oA ow N urm__o_%mﬂ_n_on.m%olﬁv,mn
ﬂm@@ﬂ& Y ERE X e — = EMENT
%Q%EJM ToAr oA S %%ﬂuﬂ%ng%ﬂ%
< 4 mE 1% ol oH S ‘,_mE o]_u n_A.o =N = o m xr iy < i or o
- rk AN ~ RO od = ey = T — B° ,.Dl R
= o= o w o of & o & - X X0 o o o - =
pwmg oM XZEHE ol %%Q%ﬂ.éﬂwfﬁ
&3 o T Gl o N Fo 2 No T X = o
—n ‘_l.H_H o &O R > ny Gl T ,XI o V ] E__| \O) oF ol ol
o g X G = o M o= o ol < e g N N T ook T
= o om 8 o TR T 2 o o X =T e T
o S NI 5 < 7 B i = < D% do ) Gil m B
M_ﬂ%o_ﬂ]x X op 2 oH O = g A » 5 Qe
L w E T <o Nz M me__ﬁe_amb_.m%g;o
TELEE3E owaLE L& R I A
D_.,._ UJZH; < O_L = o_l AT 1_._ﬁ ~a ‘u‘E Y r L_L 1_,_Al N O_ .m _.,_H —_ ,,_lo
i 2 o M o o @b Uy T ow o B o M
BT RN g R Mo %o M A o o o~ T L N
T o m — o TP xm EN @ s 3 T
F o Wt T Lo W ERT 50 2%®
Es wmrmd ST wﬁo_Lé%JﬂaLszﬁm%ﬂ%
o) H%%ﬂ)r%ﬂ%mﬁ%ﬂﬂ_ﬁ%ﬂzﬂ
A _xymr_oo__wolﬁlo_Lﬂﬂ__ﬂwmgo_ear.%
0 = il T o w2 ooF T o X T ® &
o~ 2 ou X E o o = = Uy N ol T
Yy No Tlo %I " oF . =r o X W o) N 9T X o B = H g0 H
sy o H = e R T o2 R ld = o= T
T o x ,_llul ﬂr,ul g z_l E“_ —_— Eu_ o o H_l z_o :.w_ _— = B E__u N
1L_;o__@m@m1ﬂﬂﬂu%w@n o R S
w%E]ﬂuuuﬂo%ﬁﬂmﬁmuizlo]mﬂ@ R -
W HXE L R 7ox No X = U N F R
oo ° I T o N L - L T
o ; RN S - I O
ol T B NF ° H T o of XN o o) 'm
T+ B o) o X (=) ° ge; ol
o K = or 5l LN Oy
N T g oF WA

weh A 7FsAel
£ e S o

1

=

1

o

]

o]




FAoff izt g
AAAQ] =79 42 ot (O™ 1-1>3F Z2d], A% oA Az A
ASEA geiglel I F719 Aatele] &% 571 Telm Poielat QA 2t
ol @42 o|EHoR AER §, AYAFE A2t T8 A3F A= &
A AET oA WAe oz A7 ML EEE 5, FUAEEIREL
Agato] A BELY ALT 5299 AL o AFBAS s
A47gN A= ol FHEmuiZtdRg o2 ASE Aolth. A5 olA= A4l
A A3 REEOuf 7R RS AR AAICE iR e] iy g BYgS 2
Aoto] AIZER AA S SRS FFE Aot mpA|eto R Ao AE =
A AdE QoFotal, A9 APy AHE AT
(A% 1-1) =2 74E
AG A 2
AT oA AE &
AT
| | |
A3G dEY AR AGT e A e A5 Aol He
ol&3t A} Itz ol83t AAF AhE AAt Ahz
aolg Folg FA(EH)e] 274
. oF
e . A Ak
@D oF il i AAer
S8l e wWEHE 29 PATDE
Yoo A 18] Aok A% 18] AR |
N 23jolt Aok - &g 28jol4¢ Aok
AA ke ¥l }o1(3+2) 8 ¥l 3}0](3+2) 8 714
_@_ﬂ(@_%)_% T = U EO‘E T El:. 20/F E’%
oF almo) B - A Gl AR - 13] AA kT
- Aok $io] i 271491 AACk
e e 27149 AA}
s TS TS
| | |
A6y Bz |




A 2 # ol2d WAT Ag A7)

o
olN

A 1A F8 ARG AA L] A% 71

s S, A AkA

Mg A4 1EE 5 gk B9 FrlE g ol AfE: o

, |28} wWAH|-&(turnover cost)= &Y o At wAH-E] 7 djEA

—1

==
HER FALLE B FAANZ QA i, FAFAAPE
§oFaada A Adae g Ackee)
0.3%~0.8% +F9| FA S5EES o B,

S 1
ol Eol7te v Fo| ZA H]-E(vacancy cosE Q)
]

o 71E dAR]le] HAE Skl Al dARRlol S0l wizhA] Al Algte] 4

19) 2 e Asiulol w02 27ske] A4shart

20) FAS A WEH, FAerEEL Atk AlfH] 0.8% olWollA ZF Alx=st Z&
2 AtEE o] 9tk 20209 49 T AA AAl9] Adiat At FA &S At
SBo] 5T wmgtolH 0.5%, 5HATY o] 19 m|gtolH 0.4%, 199 o4 39 mwt
o] 0.3%, 3214 oA 699 m|uto]lm 0.4%0]tt. AleFoHo] 621 o]AtelH, 0.8% ool
A FAAE dolof| o8 £ereS AR Hof Qlth

21) Barker(2003)e] w2H, njoAE dxtelo] viAA =W mdgoly A b, H4 To
2 $23420019 71)7F 29¥€thy gtk o] HlgolE 8 $=2H]8(repair cost)©] A
quct wl=o e FH &40] e A9 ol £EH|ES A1) B FolA FAs)
7] wjgo] F8 fEulg2 wAHgo] Zasta Qx| gt 23y fEluetl e FH
SElHl8-S dapele] HEFoA FASHE 42 79 §ith

_10_



il

he

[

o, At
o

1=
1=

=

T
=

kel

sheatE qlnjelo]

Aolo] Solg W AARE Wol

o HAIA

=

vl Az FEfell met gt e ot -2yt

ol ZUHES] Aot HY 7E dAlo]l HAE

=3
[e)

3

Fotelo] 2171

A
T

OE]H
25 9tk whakA) AAetoleta

=
i
=

i

sh7] wiEoltt.

o
4ol
=]

o)

S

HS A=

o
o ok, 2ol dAgle] HeEE B

ok

[¢)

ae]a o]
Jrgh

—

=]
o gl

—_L
=

L A7 @ol o]FolAl= et Al (tight market) o]2t

o] Bt
ot

Al

7

ol
o

—

o]

<
el
2%

o
ar

] ‘].o]

|

ANA HEAFS] A

=
—

f1A2te 7]

el

|

Slo
=2 -

, ddi=E
1

F<1(costly tenant) of| 7]

15

o
=

1=l
=

(o]
Lxd

old H|

e

o

o
7b Qlth= bl 3deh

o]
=



AR

=
=

ot dHiRHEG W2 dd=

[¢)

A g

oF

A
UGS woE W T o o of 3 o
3 e

F 4, 7O RO T o of do 1y mf W%wﬂ%
go = o W T T AT =
® T o oo ot T
e HA “_.rM A_l Iy T TN RO ,A_l ~ MMM__HFLH
—_— = ° °
5 0 X7 K ,m]m R 53 W ~ M ATMMIM__OO
SH meT Ghg Tl b
XN g X X T o o g ol T g
0 O_I Nk . ﬂl.ul = [ N ﬂmo e T s g
M ome B oo ERGICN o ™ i
~ o do o %o oy M_ﬂ_w_t 7W1H_Mm

T W T db Al N TR o
T A~ ~ w ajo m oy L.

Hom R Mo Nk T i SRS
P Y oK< ,A_ - T ﬂ i Fan O S
: = ol CR g AV = gy LT
R g LT T o W_xy_ﬂﬁ_
LT gy om om o = G 51 ®
N N S i w3 Pyzs
To = T om TN L M o o )
U * e ®dr & ok i
o X r NE T T

ool wr ™ o I o T o 2 AR
mr ol of o iy o KT M 3 R
1 WO o) R ™ R 5 . o] W i
L AR R P TEED
Poawg e Bet KK s 1=
T e X T P, W L=
s BT F e TE, P G
o o0 o T K o P oy @
ﬁ.mﬂ@i GLC A * ﬂnﬂm,_a Ny
— S8 15l Tr @ do Mo Ko .
SECEhy wmez Yo~ SERE!
e W X o = : o % = oo B
X o KN T - L G Ry
I o H T & ® K7
— - = —_ = . jo o- o
NPT RO T o T T m N Q

iz 42 Fobx7] vl e Sy

_12_

Zoltt.



2. AL AAF AR B

o|N
offl
N

AARQl2 71E A AAIFAF A= sHAl =|, AtACE A 24
& = 9le ol vE= AT & ] Wil dHelY MR duEE 2
sl = 7171 3t

GRS T Sle ddlm €5 §7|E2e FH wAHEMe 24
4 Qlth= AR, S r=rt 21 dolth feuetes SAAH Al ddidE
gk oyl JAIE FAT 288 T RS AES o 5h7] ol 11
212l A1 o|AH]-E(moving cost) &= A|ESfiof gt} oJAH]-E-2 T3] A
= w/|=dl 2o HGEY ofyzt, ojit Aem Yo Astal ojAtet B
g 7+E HARPA JFE Aeotet 285 AIRF H-§E ZILET
xRl AlE MEe FEe Zed A5 = FAH| B (search cost) = FA]
& 4 gle H8QH, ol A Aol wet gtk A g2 AlRe o
AAFElS ZH AR FEQIZ] dotE Y AlokS AAShes falERd BEe
Hgo %, FEAUA Aol S5 AFolAY AMZE B2 TEet A
ojgtH gAIH]go] 22| GFANt £-9-9 AFolAY ATt BA] g2 Ee
Al oletd FAE] g2 AXA FHr,

Y

At Gallin and

<

o
erbrugge, 2019). Bty

=
AZZ] TP F9l0] BREAH, AFH BH)e] T AHHstE B
AAsol Q7] BEo] HeH Aze FHo] T2 FHA A ojRE Hss
& 57} gt

Tt @A AT g Fee] et ol Eehayo) gtk Aohe 5
of ) BA AT G Feo] Fe Feyoleln, BEAT e FHo

24) dzpQlo] M2 FES FropA o]Fsh= HIES o|FH|E(moving cost)ol#tl FE7|&
S, 2 =RolAe AT FEE nARIt: FolA olF uAHgeRr RE2rR Fir)
Aol AARQlIE wASh=H H[-go] &1, dARIL FEHE A (AR ddelE wA)
St Hlgo] Ex Aot & =RAEs 4ot olAtet=Hl Eol7e HIES olAH]
“(moving cost)o]ztl REL = Jirt

_13_



Y qdas 2712 Foets @4 7

ol 5t

It}

7/—\10

o
ge

JERS

S}
=

st

A% A%

0

ol
blo

ALY F

F4]

8 FR7F 7S el 8o A

oA 4]

ol o
-

H

I=

Qe

ol
b5

)
o

<

i

A
—

Sart e % A 2ot 37 eRs

7] e,

S

=
<

olx 1 $E& FAt HY
ol At A=
oAt golut g, K Hl)

©

|-
= 0]
[9)

H

S}t
=

=

47 Aol o] S5

AR

ol
To°

‘w.o

o SRR

<

Fol o]l 17]o]

SF

Y2 SEe Ak ue

o

npzjato 2 2|4

SH
7L AR 5 Q7] wEolnt,

5

HHA F7 40l o

5

4

_14_



oo
4
e,
B

S,
N
-0,
o,
2
X,
18
filo
ol
=.°L_',
oz,
fol
)
19
filo
e
filo
e
x0
o
rir
>
i)
ftlo
=

=,
rr
o
s

o,
=,
ju)
=
RIvEC !

ek
o,
ro

N
L

ot
ol

Nash(1950)2] &4 all(bargaining solution)of] W=, Fxp7} LAH3E o] 9]

MRS E1 @42 & v thewt 2e Ao] wEuEs wjiero] Hxoltt

max U= (z;,—d)(zy—dy) &, x4tz =2

A7VH vk FAAA whRE Folololn, v nE B4 A 17t 27}
2] sl shzeleleholt, T3 4
of7} 13} 27} WA She Folek. oln] 2t ojzfe] HH vjRAL ket ¥
o

i)
M&
rr
el
o
=
>
|
ol
ol
Q.
filo
&
o
S
2
D

TroF /gl AufistA =of 4,7 4,7} 04 A-F, |4 o7t 17 2= Fol
o= A= 558 e Ao] Ao,
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2l S 2L Yleole Bl e 51500 7HEAl WiEshe olie &
A (fairness) ¥ B (reputation), 12|11 ©]EtA F7](altruism) &<l Ao
dA rh20 o] A2 5] A=E H oks Ald W AsHA dEhd
Aol AFS Fi(empathy)d dole o Tt vjlE H|E&S AASTH=
7/1011:}27)

Zﬂﬁl‘*o ST Al e
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s FQlo] & Zolu, I Witfetd Fo] & Ao|rh T3t AA AA
B gAFe] ofojo] ZThA A AICF QIth Q

S AHEIEE UehE (E 2-D3 2ok (F 2-D2 ddidT} fdxpeleo] A
OFAl A H&= o]dg 5:52 HiESITH= 7FYC] ¥4 Aot

AHE ol AT EAALE o Y, diRE 614 W HI— 5:50 7PAA vjES Sl AL
2 Yetygal e} Gith et al.(1982), Thaler(1988) &
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o<

_|O

26) WreF Age] wiEHl &S Aljtols AUHA 10] YR AuUAA @2 vjEHES o2 7t
A} 2°ﬂ A Aetstd, F71aF 2= ol Agto] E-ZA (unfair)stehal Azsto] Agre AR
(] A, & o a2 00] IthsiA "ok Z7Ha} 1o] B34 U7 B2 455 7t

A S et B o 0o] Sl Aol gAsCin AZekn Agke AREe Aol
ok ol®l AL F7HA 1o] QL Qlrkd, BRRY RS AN oF E
A 10] AN feld MREILS AN A9, ABHOR AN Buo]
57 917) WRelel714e) Ak, BATA 26 A 5o LM o] e 2) 5i59]
A st ek AN Holth. Thaler(1988)

27) AZ F 4m gL AWF AN UL A9, AT HEEES Pk A 4Ty
Qe Bstel 4gsl Boie M wee AASH Hek Guch et al (2014) 2

28) AA%S s 2o HA, A AN AA] HE ojofe stz 2 @] o)
2ol d; =d, =00tk wetd Nashe] @4 o 24 o]9l& 5:52 vt Zloleh,
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)z A 100¢¥ 94)) (1049)) (5:5 o]oJHys) 929¢ | 1¥
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Azt at (949)) 104 | 0L e L)
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7}_ a7ra 1 re1Xe) o] =711 o 2 ?_].%1\-]'0_
A | TEEW < | ygpq | OF FUFS | 68 wSS | 128 goe | (@
7%Qrg a3} (949)) 1069) | (5:5 o] I
A 7Ha)

Q_]':
sgan - | 6w 99 Ak |4E wE | 108 a | Coraa
Azergaz| 0% (049 1048) | (55 ol | 0T | T
BAT
theo] (E 2-3>2 ool hgS At ol o] & FA f4RE ¢
it JAxpQl R Lo A-gE7] R AT AT o= z{A
oF Qlefgol Felolt Tol JFG vlAA P Zolch YA 2Ae A
Z; Argto] whet, Aol 4o whet, 2 A CF S14o whet Ak ol
T Rl = 5o 9 njE Aot}
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qE Fol EE §F 29 a9 | axel ol =)
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24 ule Fe 24 v]8 Q) O
(turnover A HE G O
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W gm | e SRS o
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A2 A AR A+ HE

1. sfje] A+

sfelel M= 71E Al QA & o diErE AdAet ddi=mR
deleth= AarE 1980t HE 5] Qlo] girh tiEA A7F ul=9
AHS(American Housing Survey) At@E o]8sto] AFR A0S AR
Follain and Malpezzi(1980), Goodman and Kawai(1985) 52| 1+o|t}.

QJeelo] 71E Aol RS W) i ol fEi TA T A7}
AEEo] ot A WA olf= dARIE wWAstE A5, wAH]Eo] 571 W&
o dx}elo] A& AFT 4 YA dHPEE AQls] Frh= Ao|th(Shear, 1983;
Goodman and Kawai, 1985; Marshall and Guasch, 1983; Guasch and
Marshall, 1987). vl=rollAd= Adizt AlfAl ddidTt S0 428 FHEsIL
%7] wizoll AAEE shAl = dide] AAF ddim &l FrI7F AT
Th= Aol

T WA o= AAkS & W, 71ES] dAkle] ‘F2 dA A A HE
= FEsHA 2 i Z
Kawai, 1985; Marshall and Guasch, 1983; Guasch and Marshall, 1987;
Hubert, 1995)30),

I Marshall and Guasch(1983)2} Guasch and Marshall(1987)-2 A A<k
o] 712 ol2old W Arjast F712 Pelo] HAE 2AGAL. oSS
Ngk gL Az A Aol BT FAH Ao Alo] Feroz T
st AF71te] Loldss Julast Fldos WIe Bae

30) A2 AckS T Gl Yaele] T PN AL WSS fUSHE AR ol
2 A Papy] uRe] gujgle UA JojzEch HaA duiES YA gk 2y
AAE Aol 71 dapele] “Fe AR oBIAE WI] ] Ee Yrpel ol
At Ak Ao JrizEc e jag Fugiths sl

3D olg2 Hx AASE A9 &IE TIE AR DRlGit discount)’ 2 BRI, AAFS
‘337‘}011 o] 2 F71A<Ql shelg v #F &l(length of residency discount)’ o]2kil
=3
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AR WA H]-& dstz] ol 71E dARRINA dH=E sl k=
= A7IACE dARIAAL FQlo] Fox=Alof thgt =22 LA =
Skt A71AI e shH, a3kl wAEES dade 4 7] wiwoll dAdel
Al dwE DAl & 5 Avk= Aolvh. Iy F7IA R A-ole dAtel
o] ‘T2 AARIRIA] oW HGHL AR AA] & 47t gl7] whZell HA
H(adverse selection) wA17F 842 4= Jth(Hubert, 1995). T12HA A1
7 ACRS AFS) U HHA E2 dARIAIE &9l dHE = TS A

o9 4 AdtH(Miceli and Sirmans, 1999)32),

W AR A a2 2 AR ol YRS BH) Fos =
HZF(security deposit) +R7F 2 ddigrp elEct= =g} AZAHC
PARQIE Ap4lo] “F2 dARRUolets AS HolF7] fls) E5a= Bol Wl

FIRFIA; Sh=d], oufl HFgo] 245 F2 YAl G
(signa)7b 73t Zio]7] diol doim & Fo] A= Zo|th(Benjamin,
Shilling and Sirmans, 1992; Benjamin, Lusht and Shilling, 1998).

J22a A ddime] Sl dAF 717 B ARy ddim FA Al
as/dol WY =ozx THSr Miron(1990)2 vt 2EEL
Ontario) %] A2 SAI9 A AFA|ZE BA AEsb WG4 ARl

oo,
Ru)
Ll
mlm
el

[

f =
o AR FFOt WA ALL olFA ok glol, BAH BEYL ©
olmetky Hotth 193 Yrjele AFAE e PAle] T P

12 ofdA|E ot al stAA dxFl 2pEo] YEtuA Hotdl Hfth
Fitzenberger and Fuchs(2016)= =dolA 20018 Athxbs 7fAHo=33 7]&
AR A A Aoz FolAd ddim &lo] glolfla= Hslal 9l

ez FAC B S dAeroletu W 4 U AR Felo] glo]

A °‘ 2 AF (slow mover)©] O]Ltﬂ OWH?J% Aol olE & 4\—7} %‘AE}. o] %, O‘EHO]
= %7]741@5 Al ddle Ele AlEshke W ‘:}7]74]9F T A 9% Al ddlm el
Agote Y-S ARHEte=A ol FHO] v ZAE ;Hé:‘% —’F SLARCI L= R )
A%, ALK} S50l Ak s olHE S Jue e Zojof of
7] ‘IHTOﬂ el o]Fd At A7AIHE shA @A H and Sirmans(1999)°]|
et AU BEAE T2 AR WAS AGeD, FAG FEAL 22 949 W
o /\]—.Q.o]-E]—_T_V_ o]-]:]—
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71E dARQlel tigh ddig &l 4= AA wAR-Eo] A gl
of tet AE HgR A9 sz disia Sle 7€ s dAle o
e Akl A erhe ofde Zal Qo 7€ AR A AAFE F
ojAtE]golu e FHS el Solvte HlEe 2T &+ 7] "=l
A EE M= AAde & AA7F Ade=d old He st A
w2 Aolrt

= AU dFNA AAT ddime] &l A4S AT 7= A Sl
dxpelel dFE AT A7 A flE ZA2 o A€ =0
Shear(1983)= dtim &<l A7|7F o|AtH|-EH 2 7-¢olt AjAefe] A2

=
olr
=

& 2

H AdE HoFHA A= Delo] AARQIS] o|AH[ g3t B Slaa B
9t Guasch and Marshall(1987)% ¢Jz}elo] o]Apd|-go] AjACF A RS
BFAN7IE o= acle] H 4 Qe 9olal th

ol#l oA H7|AFAHlong—term tenants) BTt T7|AFAH(short—term
tenants) oIl AHE Elo] Fo|& 4 Avk= & ¥l Barker(2003)9] A+
= 71 A3t AE 2ot k. Barker(2003)0f] w2 W OJALE A} of=
UZFQI (fast mover)> FQEHE o] g Ao]7] wjFo] W2 dtfert Fity
A, OJAFE A SHA] 9w UARIslow mover) 42 Aol H|gE H o]

m2o] %o YriEst RaErks ol oAE A% SHA] Pt YA

Barker(2003)+= 71 AlF} @7 A|Fo| A 9] ltia ¢l B 52 & Ao|
218k, Wong and Cheung(2017)2 UthztAoFS AR o A=z St o
Z IS A5t HollA Barker(2003)2F ZHo]E Zbal 9tk Wong and
Cheung(2017)& 2359 448 F&its difo= dA19] olFH|go] = 7

S QiR 83 5 Ak B BT,

34) Wong and Cheung(2017)2 E2r23 (investment bank)x3d HHE A7l Dot 71
o] 7% o|AHH]go] w HKY] wiwol] duim FFol Sl ZolHi Hdth T1'H o]
S0l A& dataoll= o]AHH[Eo] HIZ 7S AT 57 glojAl, “o|AtH]go] H 7Y
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. oA Gallin and Verbrugge(2019)2]
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A 5 o AZe 2e ANT T 4 9k Gallin and
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Felo) Bela 8l FA 54, 714 B4 5

2 A71A%e o Aok e A1 stol AL AAE & A9, AR o]
Zols Folti' JHIS PESAL. OB ® NEA FuIt 24F J)E Al F
AL ez Felo] 2 Zolth ek M “FUBo] 245 71 AxllA FolAk
deiz gelel = Aol et S Pol et

35) Gallin and Verbrugge(2019)+= A= 2] 7 & A(the stickiness of rent)& AH3I7] £l5|
AdiQlzt dxp1e] AHA T Addie FAF A4S ZE3t s

AAA(2003), o145, ©o]FR(201D), Adid, £FA(2012), A, BeF2013), 4
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< AACke] mE Wl Arie] dHiHer JFs HA niAH A=t
AP SFEjoletal sto ojAtH]gojut g0l ofof H||ste] HAR]E= A
< ofy7] mZolct.

E TEel AFME AASE Qo Sole i, dAele] =AM
A7 word AAet defge] el ZL Fols Aotk whe] Urfelo
7 w7 e AAet ddzel ¥ 22 A Aol

olef & Ao A7vids AEstd <& 3-DI L.

G 3-D a9l tist 744
= AL dehzol e 7+
THEFAAE AAF Az ERld Aol
Az »F AE o] TS AAY ddiE FASo] 7 Aot

—

FEANAL Aol 299 Algoletd AAeF ddlas &<l Zo] Eols
AU d5E 70l B 259 AR dARIY AR SEET H
B2 AlgolBR, AAk] dHoME AMER FES e FAHEo] A 5
71 v AAT Az EF 57178 Aot vH AdiQl AolM= Akl &
AA S 5 e T AFo] FotxRm &1 o427} Aopxit),

E 29 AFolM= AAE 7t sold W, Al FA/MEA
ZHA7F Eod A dre] &l F2 FolEAY TFE Zolth Wi
ddicle] 34 v Ao QA ddime €98 7hsAdo] A™ Aol

ofof & o] AF7Hde AEshd (& 3-29 &t

(E 3-2 $899NF] et 714
2 Aot ezl et 744

5299148 AAE Prjs PelEo] ZolsAL B5H Aotk
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ol gl ddi= sl E& W, 18] AAT ddizes EA=IL 23] A
A= AsEC] 74, 18] AASF de

Qejolo] Prim ALEe o WSk Fahebl, 28 AACE el 13] A7
opA] Mg 2AE Az

= =wolA ol MEE AAS] Al e 22 Al A Ede

k 12
s=2

j=1

k 12
(BE 2> logdi= Y,8,X;+ D7D+ N (1+7DMR)DR, +e,
j=1

s=2

k 12
= Y B, X;;+ D17.D,;+ A\ DR, + \,DMR, X DR, + ¢,
i=1 s=2

k 12
(BE 3> logdi= 28X+ 27D+ M\ [1+1,(NR,—1)|DR, +e,
j=1 s=2

k 12
= Y 8,X;i+ 27Dy + M\ DR+ )\ (NR,— 1) DR, + ¢,

j=1 5=2

o7|M J= w AAZMHClL, A it WAA Wselth x ik ;A
ZUSY Wes g X0 A (coefficien)S LERAT pi FEEA e
A48 ehdch, 2ol p i @ gulEsolm, 4k ofe] Agoltk
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Y Axelo] An witggel slae] utet Az ARA 7 B
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s A(3.1) FHo] AAZIE Hshe ket 2o,

log(P)=1og(J)—1log(d)
log(J) =log(P)+1log(d) A1(3.2)

FEZPA A SlEYHARG S8 log(P)=f(B, C E)ZHL
of. E, 9ol AmE vpet Zol, logld)e AAF AF, =D,
b ot 5 oA AA= 2= 7JO1] o2& 9]
ot 7Rty wEbA log(@)9] @E thedl A(G3)er BYA
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30,
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39 rr
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48) AAZ 201892 ofmtE JFEFo] 44772 20109t S0 dFEFe] 2~378 4
Fo Holux ZE Ao vis) FeHFIEFel BHE AVIACAE JAAE 159t
2o 4 7155k, slEE=7A, 2019.11.05)

_38_




A 2 2 FFFHAAFANA AAT ddim Eele ¢ 20189S L=

20189dof Aokt Zom AaH AAAE 2w & Ed F4 AHE A=
([

AL U R
b 2 [, . 2= [, .
N | 3& w3 AR N | B w3 D Sk kg

A7 4
(a2l /m) 7.70 | 2.41 | 0.12 |19.75 3.74 1 0.81 | 0.12 ] 9.08
A 11.15] 3.18 | 3.20 |23.0 0064 |1 4
(B2l /a) . 3. 3. 3.07 3.9 ) .80 | 7.49
A2=(3) 1,021|1,170| 7 5,040 1,394 901 | 9 3,481
AIA(Y) 24.51(11.28] 2.0 | 45.0 26.35] 6.21 | 3.0 | 43.0

N 6,56 ,
AAZoR 265 0.37 | 0.48 | 0.0 | 1.0 5890 0.41 1049 | 0.0 | 1.0
214 (m) 85.06[33.82 | 12.1 |245.2 62.80]21.31(12.00|154.3
A F of 7 0.33 1 0.47 | 0.0 | 1.0 0231042 | 00| 1.0

23Jo]4} A F ofH 0.10 | 0.30 | 0.0 | 1.0 0.07 | 025 | 0.0 | 1.0

AAE 31 0.47 | 0.76 | 0.0 | 5.0 0.32 | 0.65 | 0.0 | 4.0
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= SAVHA L] A%, AT M7 L1158 /m) 2 = h Bt 7EA (390
wrel/m R Ao 7Y =

AHE ofmfE w29 qtRE o 4 9l Ade
LO2IAIH, L= B2 1,3944H 2 & 2o BT |

oA AN wdE Ae & 5+ A



AA AN olES] AFAYe] BRE TR =W} A B
A AR FolA BEAT0] 309 o1kl oS Ad) WFE 2HTRc
w977} b ok AEUAS BE FRolA A A oftEe] P
o WAo] PR} ¢ 2

AR AAAE F AAE HFS BT 33.5%2 wAFe] 23.2%0 ¥
) AREOR Bk (E 3-59 AAE A4S B, FeTE A 58
AAFE AL IQ0r, wATE H 43174 AACK A7t 99 2
3] ol AR Ak Tt AA AR 10.1%01U, w27 A
A#le] 6.9%01 3tk

(& 3-5 AE A4t 9 AAF s

Ak ¢i-an LS

- a5 H& A A FH]& A H& AAFu&
Al 4,366 66.5% - 4,525 76.8% -

13] 1,533 23.4% 960 16.3%
23] 483 7.4% 313 5.3%

. . 33.5% . 23.2%
33] 172 2.6% (10.19%) 90 1.5% 6.9%)
43] 10 0.2% 2 0.0%

53] 1 0.0% - 0.0%
A 6,565 100.0% 5,890 100.0%

“ 280l AARE v
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27t F45t7t st By AW HaeE ) Aol AL 4 A,
T FEHAS AAZEAS A HaQl FATHE O] JFE FAOl vA= R
HE7E QS 4 JeBE, yaggol 9& 4 Stk ol FRlIshy] fld, £
TE AFESte] FAZHAS AT &, o] eAgtE o HYof| FUeE shes
gt 7u”q(Hausmam test)= é‘a‘/\]é}‘ﬁ‘:‘r AA AT, (E 3-6)~<(E 3-8)7} o]

2 SEE BAVFOl RS 2T 98E U 4 9
olof] vy W9l Ax] Aot AEAH, AdF o], A8HA 9o &
& SehigR Fohstol4) 2SLSek ML 4§ AAlshed], o] o fgh
9 AT 7 Aotk AFAT, TR (E 3-9 ¢ Zo] FEA
ol 10 2Tstols0 oFg FHlSE ofd Aoz FelE sy
I 3-6) 2018 Hausman test 23H=3 1)
25 ics =4
= 3] A t- value =4 AL t- value
Z2d -25.12"™ -12.31 9.66 6.29
A%} -2.017 -15.11 0. 45“" 4.41
TA7HE 2.62" 19.88 0.34" 3.42
Al -0.31" -16.91 0.01 1.58
Aihds 0.10™ 9.75 -0.117 -7.32
AAZAE -0.80™ -28.20 -0.12™ -9.46
HgH 0.11" 11.66 017" 11.73
A A OF o] -0.05"" -6.44 -0.06" -8.69

o BAE 1% 7= SolA FAdeR fefghe 2uie

49) B4 AR F FAZMARE ATl EOU AAZATE Aol W HoR F3
L wgT} S olgl] e,

273 AAAE FEAY] 108 Zush FEESIL OFf FREgolth(
301 Dolthar A0l JITR TR, 2008)

ES

oF Ay Ao /\7]' Zo AL SYust identified’ 2t St g W49 &

7} WA H49o £H 2 HALE ‘over 1dent1fled 2t sto}. ‘over identified’ Q] 7F-9ofl=

2t W49 over—identification test®} <Fgh ’\"4"?15_—"101] gt #HA(test for weak

instrument)& Fof FHHLO] AHHE AASAL, just identified Q] Aol o

E‘i—’?—‘ﬂ] gt A A B B4 LH"@E‘E—T—(**VP—%)—J ot SHHE(F) ] 7t
1

Z-2 Yjust identified’

rXL
O
)

F

a.
rO



(& 3-7) 2018 Hausman test 23H2E 2)

an : & : =9
F3 A5 t- value 23 A5 t- value
Ehu] -25.02" -12.27 9.51™" 6.19
oX3} -2.00" -15.07 0.44™ 4.31
FA7H 2.61" 19.84 0.35" 3.52
A= -0.317 -16.87 0.01 1.50
Aadse 0.10™ 9.58 -0.11™ -7.19
NS0 -0.80™ -28.16 -0.12™ -9.54
g4 0.117 11.57 0.17" 11.84
13] Ak ofF -0.06™" -7.05 -0.05™" -6.13
23]0|4F AA Ok oj 0.04™ 2.91 -0.04™ -2.94
H A 1% R25E sl BAHOR folghe ouig
<& 3-8) 2018 Hausman test 27(2g 3)
an : ad : =9
F3 A& t- value 23 A5 t- value
Skl -24.97" -12.24 9.52™ 6.20
oX3 -2.00" -15.04 0.44" 4.32
FA7H 2.61" 19.81 0.35" 3.51
At -0.317 -16.84 0.01 1.52
Bpds 0.107 9.56 -0.117 -7.21
AAZo R -0.80™ -28.12 -0.12™ -9.54
A-gH 0.117 11.56 0.177 11.83
13] A ofF -0.06™ -6.93 -0.05" -6.50
Z7HE QA A Sl 0.02" 2.60 -0.03™ -2.63
AR 1% FgE StollA BAIFCE Rolghe uE
(E 3-9) ofeh oS HA Z3H2018)
28 ) & : w9
274 A t- value 4 A= t- value
ek} 15.49™ 362.60 15517 406.84
AAZE] R 0.21" 24.22 0.11" 24.99
78 W3 -0.03" -4.49 -0.117 -17.83
Al 0.13" 56.06 0.05™ 20.14
AT | -0.04™ -6.55 -0.10™ -15.22
= 0.00" 9.67 0.01” 16.46
F-Value 1166.30 506.45

o A 1% fO45E oI AR folge dud.

_42_



=

2) &

ofl

1o

23

el iy 1) FAANE EH(E 3-100 %) 2SLS € MLe] 4
A= A9 [FARE ¥ OLSO] 4% 27]9b= o4 o]z et Loyt

A A FAW BT grie M BEet go4e fAsLt.
AIIE

FAHoR AunY Fu 54 W4ER FANAY AL BE fo
Sl UEhgom, B E giRE AAoR A e ysich the, A

=2 PAARD A Bl W55 FHAE B, OLSHY 25LS

oF o}}(DR) 3A & B —o] &
EFelA AAE PeiE (AAH
2 (AAH) R FAPL

(& 3-10) AgTo (F 1D F443H2018)

g OLS 2SLS ML

FA4A5 |t Value| F8AS |t Value | FAAS |t Value
gshi) 5.478" | 21.64 | -24.956" | -11.02 | -25.124" | -6.27
FA7H4 0.643™ | 40.39 26117 | 17.84 2.6217" | 10.10
A -0.039™ | -10.33 -0.312" | -15.17 -0.313" | -8.58
AP 0.013 1.51 0.096" 8.63 0.097" 5.26
AAZoi 5 -0.409" | -35.03 -0.799" | -25.30 -0.802"" | -14.62
83 0.065" 7.07 0.110™ | 10.36 0.1127" 6.32
AAF oI F(DR) -0.050" | -6.56 -0.048™ | -5.83 -0.0487 | -6.45

(L‘z‘gh [ Sauare N 0.3322 0.2045 ~479.6

TN AR A2 5%, 1% F5E stold SR folge ofuiRk

Zr 5
2) W Eujase] 2YAIL HE0| £E5%L.

ok
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B 3-1D9) T (29 2 FHATE BY 29 54 05T 24
2 23A% (2Y Do) Anst FABIIE 151 A ofnet 2301 A4
of oj59] 23AE B, 18] QA o DRY FHAE ' PEE Ho|w,

_]
o
235|014 AAF E(DR*DMR)S] A2 +'2 Holx glc}, T & ¥

59 FA2= BE FAACRE [ostqint. ol& AdTolA Hx Ak
£ d=mE@AAZA) 7 A Ak A mCGIAZE) Bt A=A T, 27 A
OFRE = Algo] FolHES ngitt.
ol AitE (E 3-1209] (ng 3) 4 FAFA = SIS = e, 1
5] AAF oR(DR) ® F7HQ) A S15DR*(NR-1)9] F42= 42
‘“oF ‘4ol BT E HYT, EAFOR RIE Qolstgrt o]k Ak #
E

FE 3-11D 9] <BY 2 F423H2018)

s OLS 2SLS ML
s 2542 | Value | 28A% |t Value | =442 |t Value
xshec] 5.489™ | 21.70 | -24.844™ | -10.97 -25.016" | -6.26
TA7HE 0.643™ | 40.40 2.605™ | 17.80 2.615™ | 10.10
Al -0.039™ | -10.36 -0.311™ | -15.14 -0.3127 | -8.58
ApdS 0.011 1.32 0.094™ 8.46 0.096™ 5.17
AAZI R -0.409™ | -35.03 -0.797" | -25.25 -0.801™" | -14.63
GRCRS 0.0647 |  6.99 0.1097 | 10.28 0.1117 |  6.29
13] AjA ek
-0.06 -7.2 -0.061 -6.42 -0. -7.
o1 =(DR) 0.063 7.25 0.0 0.060 7.06
23]o14} A Ak
o= (DRDMR) 0.042 3.11 0.040 2.70 0.038 2.91
Adj R Square B
(Log Likelihood) 0.3349 0.2052 475.4

F ) v, v, BAS 2 10% 5%, 1% SO o114 BARCE Forg O,
D) W Eeesl I SR SRS
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(B 3-12) 7Pd7e] (B9 3) F423H2018)

e OLS 2SLS ML
= 25742 |t Value | 28A% |t Value | 2442 |t Value
2™ 5.489™ | 21.69 | -24.798™ | -10.95 | -24.968"" | -6.25
A7 0.643™ | 40.40 2,602 | 17.77 2.611™ | 10.10
Al -0.039™ | -10.35 -0.3107 | -15.11 -0.311™ | -8.57
AIds 0.011 1.32 0.094™ 8.45 0.096™ 5.17
A AZ0] 7 -0.408"™ | -35.02 -0.797" | -25.22 -0.800™" | -14.63
HegH3 0.064™ 6.98 0.109™ | 10.27 0.111™ 6.29
13] AAF
-0.061 -7.20 -0.058 -6.28 -0.058 -6.94
ol%(DR) / > > ?
Z7FAQ1 A A F
o 5DR(NR-1) 0.028 2.97 0.024 2.36 0.024 2.60
Adj R Square )
(Log Likelihood) 0.3348 0.2050 476.2

F 1) 7, A 27 10% 5%, 1% O olo1A BAROE Olag o,
2) 4 EES] 2 AE $E 2SI,

)
>
fu)
B
rr
)
=
N
i)
2
Jdo
1o
=
Am
o,
o
o
e
pa
o
z
o E
il
i
nl

AI7¥A)7E AT dd=mCAAZ ) Eeh EelElo] AES ofn|gict.

Ty (& 3-149] =97 (B 2> FAA A At o7 Hfni
491 DR} 23] o) AA ok Bn] 4?1 DR*DMRE] F42|= BF = B&
£ Bk 293 F WY FAAE BE FAHCE Foskqlt ol e
TotE v 2elth =gt Hx AAKA A=z G@AZHA) 7 A
of A= (AI7HA) Het el #ut ofyzt, 29A] Ak E = &0l o
71dE Q.
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(E 3-13) =979 By 1) F447H2018)

o OLS 2SLS ML
ZF34+ |t Value | 33AS |t Value | F34+ |t Value
A 3.0467 | 9.23 9.684™ 5.68 9.656" | 6.07
A7 0.765" | 36.68 0.338™ 3.08 0.3397 | 3.30
Al -0.0127 | -3.09 0.011 1.46 0.010 1.53
Ads -0.066™ | -5.91 -0.1157 | -6.73 -0.1137 | -7.07
A AZ R -0.169™ | -22.07 -0.1217" | -8.43 -0.123" | -9.13
AEHH 0.209" | 20.43 0.165" | 10.52 0.1667 | 11.33
A o E(DR) -0.061"" | -8.66 -0.066" | -8.58 -0.061" | -8.70
(Lﬁ‘; ﬁkii‘gj 9 0.2933 0.1328 3.777

= 1) 7, BAE O 5%, 1% RohE A SARCE Roge o,
2) 98 ouEso] 2T BE0] £2598.

T 3-14) =979 BF 2> 2AHATH2018)

e OLS 2SLS ML
s 2942 | Value | 28A% |t Value | =442 |t Value
Zd 3.034™ 9.20 9.532™ 5.59 9.506™ 5.98
A7 0.765" | 36.73 0.348™ 3.17 0.348™ 3.40
At -0.012™ | -3.11 0.011 1.39 0.010 1.45
AIds -0.065" | -5.81 -0.113™ | -6.60 -0.1117" |  -6.96
AAZAH -0.169™ | -22.10 -0.122" | -8.50 -0.124™ | -9.23
HeH3 0.209™ | 20.51 0.166™ | 10.62 0.167™ | 11.46
13] AjA ek
-0.048 -6.04 -0.0 -6.16 -0.04 -6.14
ol%(DR) > 9
23]0]A} AjA2F
o5 (DR'DMR) 0.041 3.07 0.040 2.68 0.039 2.94
Adj R Square
(Log Likelihood) 0.2943 0.1337 3,782

F D)5, BAE A4 0% 5% 1% ROE o1 BARCOE foag o

2) 9 Eujase] 2YAUL HE0| £E5%L,

ok
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E 3-15 =979 <&y 3) F44332018)

s OLS 2SLS ML
= 25742 |t Value | 28A% |t Value | 2442 |t Value
Eshec] 3.032™ 9.19 9.552™ 5.60 9.519™ 5.99
A7+ 0.765" | 36.73 0.346™ 3.16 0.347™ 3.39
At -0.012™ | -3.09 0.011 1.41 0.010 1.47
Aapds -0.065" | -5.83 -0.113" | -6.63 -0.111™ | -6.97
AHAZF -0.169™ | -22.10 -0.122™ | -8.49 -0.124™ | -9.22
RIRC R 0.209" | 20.49 0.166™ 10.6 0.1677 | 11.44
13] AAF
-0.051 -6.41 -0.0 -6.56 -0.051 -6.51
oJ%(DR) ° >7 > > >
714 A Ak
o E(DR*(NR-1)) 0.028 2.76 0.025 2.27 0.026 2.63
Adj R Square
(Log Likelihood) 0.2941 0.1334 3,781

FD) e e FAE 22 10%, 5%, 1% FoeF sfoli AR | ouigh
2) ¥4 Huise] P80 BE0 #5505

oldl Ate (Y 3HoJAME FI(E 3-15 )T 4 d=d|, 13 AA
oF o] (DR)Q} 57122l AAF AE(DR*(NR-1))9] A7} B = g
g B, SAHCREE foFith ol A STt Foldel whet AltA
of A m(HAIZHA) tiv] A Az (IAIZ7HA) 9] Eelgo] AxF A-S 9
] gt}

[}

(]
P
(

& 7102 AR QAT A=A 9] deleS
HHKE 3-16) Qi), (BY DollA 2] Hat TRAE&2 4.7%%0 §H,
L2 59%9 Ao AAE TS,

JEM Ol—% A SleER tHroli, Ads oha o2 YEhdT
(g 29 <Y 3DollA a9 = AA T Al A= (@A7HE) e
5.6%~5.8%%1 ®FH, Aol HZx A Ao A= (FHA7HE) L&
4.8%~5.0%= a9 Eeleol ¥ 2= & 4 Utk

¢

52) <R& Dol AAF AR (FAA) Q] FALL exp(N,)—12 AXHDE o7]4] X2
AAE ulwsel DR S Aok,
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(& 3-16) AATe] me d=A7HA) 9 gl F=

T L3
OLS 28LS ML OLS 28LS ML

By 1 | 13] o] | -0.049 | -0.047 | -0.047 | -0.059 | -0.064 | -0.059

. 13] -0.061 -0.059 | -0.058 | -0.047 | -0.053 -0.048
e 23] o] | -0.021 -0.021 -0.021 -0.085 -0.090 -0.084
13] -0.059 | -0.056 | -0.056 | -0.049 | -0.056 | -0.050

N 29 -0.032 | -0.033 -0.033 -0.075 -0.079 | -0.074
=2 33] -0.005 -0.009 | -0.009 | -0.100 | -0.102 -0.098

43] +0.023 | +0.015 | +0.015 -0.125 -0.124 -0.122
= BAT APAR] BIo) A At @A A oJleh, + AT ARACH
Hjsh AA st FHHLke 2 g,

(23 DolA 23] ol AAE A AR (A Bl
Hog 2.1% Tlo| o] HE AN Hr} FUE
w97 Aol BEHO 84% Felo] Hol Mz AAA Hr} Felg

4

o flr
o
M
d

AAF Bp7t S7ete] wet Az (A7) S Eeleo] FaE7u &

TAE ARt A2 (HA7EE) 7 3.3% A=A, 33] AAF Aol 0.9%
gelsfo] EQlFo] Folrh Ttk 48lo= AlqtAlef AR 23] A=
FAAZFA7E 1.5% B2 $5 e Aoz Yepgrhsd) vide] ked7e A

53) (@ DelA 13T Ak Aok o] ARREATE) FALL exp(h) 12 A4
ek el 28] o4 Ak Aok el AWR(AATE) FALE exp(hHA) 12
AR o714 K& Aer Hulasel DR F4A%0ls, L 28] o4 AAet o
n]@4el DMRO] 4 A%,

N

54) <ma 3yolA] 135t AACkE Aol AR(AAIE) TFALE exp(h) —12 AXET}
83 23] o4 AAleket Aol AR (AN FALE exp[h+Ax (NR—1)] 12
AtEt, o714 N2 AAF uj@4el DRO| 2AAS0m, A= (NR-1)9] 2474
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Aok A47h Solg42 PR (AAZA) e Felgo] AX L), o Sof 23]
A Aol A AR AT Ak Hls) 7.4% o] =)
31, 38] A7 Aol 9.8% Felo] Hgir. el 43] A Aol 12.2%
Felo] Ho] Fel Zo] el o= Vet

ne
r
2
lo
l
=
fin
4>
N
ste)
rlo
fin
WU
N
(0]
)
£
[m
s

At Bepasot odg ofste

= AR AAF A7} B TFsAol Ak webd AA B WaEn

AR (@AFR) Deln Hepas ko] ERAS 245 2 Bat gk of

o A4} 309 2 TAe A5t 10004 ol el el Ak
|

olct. AAF R%7t 25lo1W FABL explh+Ap<1]—10] Fl, AAF f%7} 350]e
182 explh,+A,x 2] — 17} He}.
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< E 3-17 ) 20189 7ol Aapdset Ao woatg FHATHEY 1)
o _ OLS : 2SLS _ ML
FA4A5 | t Value | 445 | t Value | F34$ | t Value
el 5.704™ 22.57 | -23.47" -6.34 | -23.99™ -6.14
FA7H 0.629™ 39.54 | 2515 10.52 | 2.548™ 10.07
A 0.000 0.01 | 0.075" 412 | 0.083™ 4.57
Sl R -0.442 | -34.83 | -0.809 | -15.52 | -0.822" | -15.29
A 0.061" 6.6 | 0.1007 5.73 | 0.106" 6.13
A< -0.027™" -6.83 | -0.284" -8.44 | -0.293™ -8.24
AAFARDR) | -0.061" -5.8 | -0.036 -1.9 | -0.058" -5.63
SS]EET;%:] 0.120™ 7.74 | 0.105™ 3.78 | 0.1127 7.38
1002{1@2@‘31] -0.114™ -7.95 | -0.172" -6.75 | -0.108" ~7.67
R-square 0.344 0.094 1104
Tk, O RAIE 2 10%, 5%, 1% fRlE slollA AR R fojhE ofHgh
C® 3-18 ) 20189 w=o] Hipd4ot Ao woatg FHATHRY 1)
e : OLS ‘ 2SLS ‘ ML
ZFA3A3 | t Value | 345 | t Value | 345 | t Value
ekl 3.0267 | 9.16 9.713™ 6.09 9.784" | 6.14
FA7H 0.767"" | 36.73 | 0.336" 3.27 0.332" 3.23
Aa -0.067" | -5.96 | -0.116" | -7.24 | -0.114" | -7.17
AAZol R -0.172" | -20.81 | -0.125"" | -9.09 | -0.125" | -9.08
ks 0.209" | 2048 | 0.1647 | 11.22 | 0.165" 11.3
A< -0.015" | -3.5 0.012 1.71 0.008 1.16
AALARDR) | -0.0787 | -7.5 | -0.0697 | -6.39 | -0.079" | -7.67
52;@?:] 0.011 0.71 0.021 1.32 0.012 0.79
1002{122@‘% 0.025 17 | -0012 | -08 | 0026 | 1.83
R-square 0.294 0.149 3780
xR O HAE A7 10%, 5%, 1% A9aE stollA SAZLE Folgks ofn|eh
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A w2 HA7HA e vl shA] ¢t W—Er o B& x| Fdsttd A
7HAol £ A9 duim Flee] Aoz o A Ho.

A, AA o] 28] ol Fd W = —“’Fﬂ AA el e A= (dA7F
A)o] geleo] SoASUAN, dF= F7F AAd mE ANEEA7HA)
Fel&o] ol 219 olEA 271 wEH, el F7F AA kel
et A2 (A7EA) 9 Eeleo] S0l A2 AR FA/ME Gl uhE
Az ST ddd el oA ddi= %‘Cﬂiﬂ’iﬂr 7] HZo]
o AAE A= e A 9L
Ste 7H=°l Bt HY A& AFo] mE F7EA ] 7 2 A8
Aor Hloh gt 0}143} AgAlo A st 20189 g TS (TA
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1
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AAAREA Bip] 2R, ARTE FARA, AT, R Lo
A AE BEad B BAHe] AUAd AR BEE e Ades
3 }7

UehdThse, ofd ke AEst

74—%—4\——9—7]— = Z O]__]__’_, O] 11__ R

FA7EHA) 9] 2elge] Eoeral & 5 A= Aot
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di}c’h} gda XMJL 7
Aol F71A Q1 A dvm FAGAl B Bfet Az E AASHIA, o
o AAIE dizrE dAFQ1e] F7EA R A Bl(FAME DS 11T
ere 29d Zo= siAdot

A, FF-IANF Do E 5t e 309 b @] o] A A oA
e diErt EFEHL vk Age 309 2E 9252 FE UA], A,

o
s
N
2
Y

]o
j‘i

55) AT ANZ-AAHNQ016)o] wEH, 20158 A= Fotn I7ESHAAFEHIHE 3]
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A 3 A AN AAT ddim Eele - 20159S L=

1. A=e] 7|2 5AF

FHANA} £8-9-9] A1l 201560 Aokt AR A AAAE =t
=7 5 BYPFH AHH AR BEA
26871 &7 6,99371 02, EARRE T £ fle ¥ ESAE AT A=
olt, £8-%-9 A<l 2015 HA| AASLT) & {dl
T 6,565, k9T 5,890 Eet 27t 15.0%, 18.7% B2 ZAC 2 Yehtal 9l
o},

B4 o] o

rr
oy
ol
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N
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_\]
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N
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o
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10
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st

27t "] V2 FAES (& 3-19% A

# 3-19 ZF Mo 71z SAF

A U

B B2 |, . =8 i

N | 3F iy HezHA} N | HE ey B SAEL &y
A7
(e / ) 6.20 | 2.02 | 0.01 |16.61 3.12 | 0.69 | 0.08 | 7.94
A
(SMare) /) 7.20 | 1.85 | 2.37 |15.08 2.99 | 0.43 | 1.49 | 6.28
A=) 1,250(1,499| 7 15,040 1,376| 889 | 9 3,481
A A4(4) 22.85[10.58 | 0.0 | 41.0 22421572 | 1.0 |39.0

AN AZ o] 75221 036 | 048 | 00 | 1.0 |©993 | 001|009 | 0.0 | 1.0

A& A () 86.06 | 36.12 [12.10|273.5 62.89(21.63 |12.00{169.9
AAF o5 0.30 | 0.46 | 0.00 | 1.00 0.27 | 0.44 | 0.00 | 1.00
23]o1 Ak A% 0.06 | 0.23 | 0.00 | 1.00 0.04 | 0.19 | 0.00 | 1.00
A B 0.35 | 0.59 | 0.00 | 4.00 0.35 | 0.55 | 0.00 | 3.00

#3205 HH, 24717 F AddelA AdE md AAI7HA o Bt
(6209191/m')2 Led42] AAM7HE BdG128hd/m) et F 8 71 =



TG BAAY A9, AT BRAAT2089/m) S = A7) B
717 (29981 /m) T} 2,44 7] e, 20181 £ A|oo] elmAY H
AV Aolzt 3™ Aol Hlsl WA bt glet.

A4 ARE obtE DASe] FRE & & ol AdEE B AT 3

1

itz o] AAAZE Botd As & 4 S

TA AE oftESS] ASAF Hat2 oF 22d oz Adet ko
B sttt Al AR oA AdsA™ol 308 o4l ofutES] A HF
= A7 U EY . A8HAS B Aol A AEE ofntE
=9 BaAQ Aol ey ET ¥ 2 Jlez yEhd

A AAAk F Ak vlF2 A7t 2 LUt 26.6%% 73
T7F AHALR Eo (® 3-2009 AACT S Hu, AdTe Hd 4371
A AR AF7E Ao, edTE ZY 39)71A] AA Rt A7 AT,
23] o) AAIKRr HAps AT AAl A 5.6%C104L, AT A
A 3.4%2 HEY, A A A el 2d7TE AHFoR sou 2

o
9] ol AAF A Hle2 A7 AL R Er

(& 3200 A9E At B AAE S

A Ak AL L B
v A% Hg | Ademle | A% Hg | AAe

Al 5,289 70.3% - 5,132 73.4% -
13] 1,812 24.1% 1,625 23.0%
23] 413 5.5% 20 7% 234 3.5% 26.6%
33] 7 0.1% (5.6%) 2 0.0% (3.4%)
43] 1 0.0% - 0.0%

A 7,522 100.0% 6,993 100.0%
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_55_



shAgt 201895} Bl B A DAk F AACE HFL 2 o)}
UA kA 2804 A B 20189 AET 10.1%, g7t
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Al AAE Ao ddim EAH EF FHo E45te (BF 32 FAHA &
7|2 oot ZFEEE AR Hof n|eles 2 =Eo] ol Alor A4
7] ol

(& 3-21> 2015 Hausman test 2¥H2& 1)

- 3 =9

T F3 A& t- value F4 A% t- value

29 -4.50™ -4.82 13.29™ 16.38

QX% -2.06™ -17.07 0.63" 5.94
SA7H 2.45™ 20.63 0.23" 2.23

A4 -0.05™ -7.29 -0.19™ -13.97
Aapds -0.55™ -36.51 -0.14™ -3.17
A Zoi 0.06™ 5.28 0.04™ 3.45
AgHA -0.24™ -16.73 0.03™ 5.08
A A 2Fol 5 0.00 -0.36 -0.07™ -9.51
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{E 3-22> 2015 Hausman test 23H2S 2)

am : 3 : =9
F3 A5 t- value F4 A% t- value
<Rl -4.47" -4.78 13.29™ 16.38
o -2.05" -17.02 0.63" 5.95
A7 2.457 20.59 0.23" 2.22
A4 -0.05™ -7.29 -0.19™ -13.95
A4 -0.55" -36.49 -0.14™ -3.18
A Zoi 0.06™ 5.29 0.04™ 3.47
AgHA -0.24™ -16.69 0.03™ 5.09
13] Ak ofF -0.01 -0.88 -0.07™ -9.35
23]0|4F AA Ok oj 0.03 1.50 0.02 0.90
S e BN 4 5%, 1% 3eE slolA BAIRCE foTE Auih
(& 3-23) oFst s HA ATH2015)
an _ - Bk : - 9
=4 A t- value =4 A t- value
bl 7.88™ 231.61 14.75™ 439.61
AAZFoi R 0.10™ 15.27 -0.24™ -13.06
g W3 0.03™ 4.83 0.03” 4.97
A4 0.11" 56.38 0.03” 11.79
33 d4 0.02™ 3.66 -0.06™ -10.13
2 0.01" 14.14 0.01™ 18.63
F-Value 1331.35 183.64
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(B 3-24) 7Pd7e] (B9 1D F423H2015)

g OLS 2SLS ML
FAA+ |t Value| F3A5 |t Value | F845 |t Value
AH 11.2007 | 68.13 | -4.5027 | -3.05 -4.5007 | -3.04
FA7H4 0.450™ 23.07 2.453" 13.05 2,452 12.99
Al -0.005 -1.16 | -0.242" | -10.58 | -0.242"" | -10.53
Bad4 -0.0347 | -4.58 | -0.0547 | -4.61 -0.054" | -4.62
SR -0.378™ | -33.22 | -0.551"" | -23.09 | -0.551"" | -23.13
g 0.143™ 14.45 0.058"™ 3.34 0.058"™ 3.34
A1k oI 5(DR) -0.003 -0.33 -0.002 -0.16 -0.003 -0.36

(Lﬁ‘; ﬁkiiﬁf 5 0.2418 0.1108 -598.7
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ML
A5
-4.466™
2.448™

t

2SLS
t Value

(E 3-25) AT @Y 2 FFATHQLS)
945
-3.03

OLS

Value
-3.02
12.99
-10.52

t Value

68.12 -4.475™
13.04

2445
-0.242™

-4.63

2.450™
-10.57

11.197™
-0.242™
-4.61

23.09

-0.054™
-0.551"

-23.15
3.35

0.451™

-1.16

-0.054™

-23.10

-0.005

-4.59

-0.551"

3.35

0.058™
-0.89

At

-0.034™
-33.23

0.058"

-0.42

-0.008
1.50

e

-0.378™
14.44

-0.006

0.027

Aol

0.143™
-1.01

0.74

0.021

-597.9

Agw

-0.009
1.91

0.1108

13] ZA°F
*(DR)

0.034

23]01/ AjA °F

0.2421

= S1A BAACE wolge e

olX (DR*DMR)
1% 99
52

Adj R Square

(Log Likelihood)
1) x e FAE ZH2E 10%, 5%
2) 9 tu¥ife] 2Fduk= HEof| £5of
JATH(E 3-260 H)E H

ola}r thekseh. Zdsl of

U7 (29 D +4
1 1‘— —Ql w1 g el v
o ols}
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Aol 257 nE
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Bo7t 7t

A
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N N ofd
o

=
=

OLS
t Value
1

AT

2SLS

3-26) dTe] <2y 1) FHZE3H2015)

3.306"

A]

t Value
15.59
2.12

FAAS
13.285™
0.
0.027™

ML

229"

t Value
15.59
2.12

4.84

45.48

-13.30

FHAs

8.598™
36.73

0.229"

0.026™

4.82
-13.24

-0.191™
-0.139™

-3.02
3.29

0.826™
1.80

-0.19

1
-2.93

0.038™

-9.52

0.007"

-12.81

-0.135™
3.10

-0.066™

-0.146

0.23

0.036~
-9.04

3,898

0.008

1.55

-0.066™

0.016
-9.5

0

0.0920

-0.066™

TE 0}011*1 EAHoZ 9ot ojulgt

0.2331

AAF E(DR)
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1% Fo+=
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(Log Likelihood)
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AA R MADR)C] FAAE AgTehs 9o 37H] 246l wE
—2 F4s9on EAMORE folshdrt. ol 20159 kel AA
o2 (AAZHA)E AAE el A7) Re geld

(R o] FHATHCE 3-27> FR)IHE QAL
2 folstn —HEE Helw girk. Iyt 28]ol4 AAF o E(DR*DMR)
of 4% BAHoR Fosta] g Aoz Ut Yt ok Hz A
oFA AT R(AAZEA)E Al v Wﬂﬂﬂmu} fgz zm, 297 A

oju]giet,
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FAHCRE AAE YHRZAAN FAEe THRAE 3-28)
), (2P DolA 2Tt Belot BFo] trehtx] gk v, =979 B

=z
FHl Fol8L (4% Aoz AAE T

B 3-27) @7 (B 2> F847H2015)

e OLS 2SLS ML

FAA4 |t Value | FZASF |t Value | FXASF |t Value

zhul 8.598™ 45.48 133167 | 15.60 13.291™ | 15.59
SAI7HE 0.826" 36.71 0.228" 2.10 0.228" 2.11
Bahds 0.007" 1.80 0.027™ 4.83 0.027™ 4.84
A1 o] 5 -0.145™ | -12.79 | -0.190" | -13.21 | -0.1917" | -13.28
12 0.008 0.22 -0.1367 | -2.95 | -0.1397 | -3.03
Al 0.017 1.57 0.037" 3.13 0.039™ 3.30
AL JE(DR) | -0.068" | -9.32 | -0.069" | -9.04 | -0.068" | -9.36
;io](;";:gﬁ; 0015 | 086 | 0025 139 | 0015 0.91

(Lﬁf; ikii‘gj 5 0.2330 0.0920 3,899

T RAE A 0% 5% 1% FOFE I FALOZ FOHE oI
2) 1]“44 Asto s 4y gu|so] 2HATNL HEo] £22519S
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(& 3-28) AAF] me di=GAZHA) 2] &l Fr=(2015)

AL e L9
5
OLS 2SLS/ML OLS 2SLS ML
nyg 1 13] oJAt - - -0.064 -0.064 -0.064
. 13 - - -0.066 -0.067 -0.066
¥y 23
23] ol - -0.066 -0.067 -0.066

= EAE AGPACH] U1 AASE GRSt SR AL O, + EAR AFAC] o]
o A7 dejsrt BEEHE A om

ol gl @A AAF M FTHole] ol F %‘éﬁr AAF el 04 ke
= (B 3-29)¢F (& 3-300¥ &t

T2 Aold" 201539 e A AAF2 Eeloly dF= gl

< & 0D A D, HeFHHML) Ao = Aol 308 23]

of AR AA Az et EF5He Aoz el ot E, 1,0004]

o

a

ol Tzlo] At Adirr AFAC Adtialt TFE+= 207 e}

30,
I

ol gt AAF ddlm &F2 201590] 259 Aol Heler &
et T AlelA Y 24 AdERE 30820 929 e, ols
g o] A7 W@l ¢t ool WA s ARl AASF
A =7F EEErt stefete 11,0004 o ©x]e] AAF ddi= &2 Al
gol g%l g Lot Yehd 23tz Eoldot

T =2 299 AOlME JA 30323 Dok 10004 el &



(® 3-29) 20159 e Aapdset Avle wozhg F483HRY 1)

o OLS 28LS ML
FA4A5 | t Value | 445 | t Value | F34$ | t Value
el 11.123" | 67.44 | -4.504™ | -3.05 | -4.519" | -3.06
FA7H 0.462" | 23.51 | 24547 | 13.07 | 24577 | 13.05
Ahds -0.033" | -4.42 | -0.054™ | -4.56 | -0.053" | -4.52
R -0.399 | -31.49 | -0.566" | -22.32 | -0.5717" | -23.43
k| 0.144™ | 14.61 | 0.058™ 3.36 0.059™ 3.45
A< -0.009" | -2.14 | -0.243" | -10.57 | -0.246" | -10.7
AAFARDR) | -0.0417 | -3.63 -0.021 -1.2 -0.040" | -3.58
o | 00667 | 367 | 0046 | 168 | 00637 | 359
1002{1]1-41;0]@%1] 0.047™ 2.75 0.006 0.24 0.045™ 2.7
R-square 0.242 0.111 -586

Foowe e BAL A7 5%, 1% GOGE M BARNOE ROge ovigh

B 3-300 20159 =910] Bapdset Al neag FHEIHEY 1)

e OLS 2SLS ML
Z34= | t Value | 345 | t Value | 845 | t Value
A 2.929™ 8.64 | 117797 | 739 | 11.689" | 7.34
A7 0.823" | 36.52 0.223" 2.06 0.230" 2.13
s -0.146 7 | -12.93 | -0.1917 | -13.32 | -0.192"" | -13.39
A A% 0] 0.013 035 | -0.127" | -2.7 | -0.133" | -2.84
w3 0.014 1.37 0.033™ 2.8 0.036™ 3.12
Al 0.009™ 2.06 0.034™ 6.01 0.028™ 4.93
AALARDR) | -0.0607 | -6.19 | -0.0327 | -3.2 | -0.0607 | -6.23
3024 -0.131 -0.99 -0.150 -1.08 -0.131 -0.99
A A ol
100;){1@?@%%} -0.014 -1.05 | -0.068™ | -4.94 -0.013 -1.02
R-square 0.239 0.1000 3925

oo o BALS 242} 5%, 1% RO4E Sl BANOR fTE oI,
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(E 3-31D 20159 AASE5F

TR 19 | 28 | 389 | 49 | 59 | 69 | 74 | 8d | 99 | 10¥ | 11¥ | I2¥

Al&| 1153 | 116.8 | 120.9 | 122.2 | 1203 | 119.8 | 120.6 | 120.1 | 122.0 | 122.8 | 123.2 | 121.3

%:;j% 108.7 | 113.3 | 1185 | 119.1 | 116.2 | 117.5 | 119.6 | 116.3 | 1188 | 119.7 | 121.3 | 114.8
=

111.6 | 113.1 | 122.7 | 1249 | 122.1 | 1185 | 1159 | 113.5 | 1142 | 113.9 | 113.3 | 112.7
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& Aot 7HA A Jize B2l Aotk

)
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G 51> g} o] AAAE A Ank A 2011~2018)

g )
TE R ey e | WS A ey e | TR
T T AT T
2011 1Q 2,076 2 0.1%) 1,434 3 (0.2%)

2Q 1,462 7 (0.5%) 19 1,165 1 0.1%) 19

3Q 1,516 2 (0.1%) 46 1,083 6 (0.6%) 32

4Q 1,420 3 0.2%) 66 1,039 2 0.2%) 64

2012 | 1Q 2,309 27 (1.2%) 164 1,732 22 (1.3%) 131

2Q 1,616 17 (1.1%) 156 1,578 15 (1.0%) 147

3Q 1,612 16 (1.0%) 194 1,509 16 (1.1%) 172

4Q 1,759 63 (3.6%) | 334 1,670 33 (2.0%) 269

2013 | 1Q 2,460 636 (25.9%) | 1,294 | 1,817 345  (19.0%) | 766

2Q 1,753 447  (25.5%) | 996 1,640 253  (15.4%) | 732

3Q 1,639 447  (27.3%) | 1,017 | 1,297 252 (19.4%) | 664

4Q 1,714 204 (11.9%) | 1,101 | 1,449 82 (5.7%) 784

2014 | 1Q | 2,484 776 (31.2%) | 1,668 | 1,857 | 507 | (27.3%) | 1,090

2Q 1,976 566 (28.6%) | 1,261 | 1,799 469 | (26.1%) | 1,088

3Q 2,031 519 (25.6%) | 1,307 | 1,718 471 | (27.4%) | 1,067

4Q 2,275 596 (26.2%) | 1,517 | 2,117 526 (24.8%) | 1,324

2015 | 1Q 2,584 883 (34.2%) | 1,907 | 2,141 674 | (31.5%) | 1,492

2Q 1,785 516 (28.9%) | 1.268 | 1.823 476 (26.1%) | 1,237

3Q 1,518 397 (26.2%) | 1,101 | 1,507 347  (23.0%) | 1,011

4Q 1,665 422 (25.3%) | 1,264 | 1,517 348  (22.9%) | 1,057

2016 | 1Q 1,980 631 (31.9%) | 1,615 | 1,778 531  (29.9%) | 1,320

2Q 1,738 504  (29.0%) | 1.390 | 1,589 470 | (29.6%) | 1,213

3Q 1,822 556  (30.5%) | 1,463 | 1,524 384  (25.2%) | 1,204

4Q 1,907 616 (32.3%) | 1,610 | 1,730 506  (29.2%) | 1,368

2017 | 1Q 2,209 761 (34.4%) | 2,056 | 1,780 568  (31.9%) | 1,548

2Q 1,394 473 1 (33.9%) | 1,299 | 1,500 | 493 | (32.9%) | 1,353

3Q 1,507 450  (29.9%) | 1,385 | 1.479 395 | (26.7%) | 1,288

4Q 1,446 445 (30.8%) | 1,362 | 1,246 315 1 (25.3%) | 1,122

1Q 1,955 581 (29.7%) | 1,869 | 1,601 406 | (25.4%) | 1,452

W8 50 | 1458 | 534 (36.6%) | 1,394 | 1,455 | 324  (22.3%) | 1,332

3Q 1,517 517 (34.1%) | 1,458 | 1,381 281 (20.3%) | 1,266

4Q 1,714 594 | (34.7%) | 1,662 | 1,550 394 | (25.4%) | 1,440

A 58,301 | 13,208 (22.7%) | 35,243 | 50,505 | 9,915  (19.6%) | 29,052

* 71 A2 FE FE+EYE AUA+EE dARIO] AAR A-E T

o Adpge B UHel/URest BAgle] FUW Feo] AN Adge THY
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20149 o]% g3t o] HAARN AAt A4S A SR A
Hi <® 5-2D3 (&F 5-3)3 Zth

el AAF A4 11,3370 o] F 23] ol AjAkRt Ao A
AA S 719 20.4%% 2,3137102 e 1 5 1742 53712 AA ks
AoR yetdon, 437tx] AAkRt AL 1479] e Aoz UEpdT)

AZIEE B, 20159 1879 AAF A7t 88302 7P Wokd BHdA
20159 38717} 3977102 7 A9k E, 18] AAF 712 20149 127171
7587108 7P wWka 23] o]AF A AL 2017 1877} 2247102 714

Bl

(B 5-2) 2ol A7 AAE SiE #32(2014~2018)

3 AL S A 238]oAt

A7] 13] 23] 33] 43] 53] A F
2014 | 1Q 758 18 776 18
2Q 556 10 566 10

3Q 511 8 519 8

4Q 567 28 1 596 29
2015 | 1Q 705 175 3 883 178
2Q 409 106 1 516 107

3Q 315 82 397 82

4Q 382 40 422 40
2016 | 1Q 476 153 2 631 155
2Q 378 124 2 504 126

3Q 426 127 3 556 130

4Q 462 144 10 616 154
2017 | 1Q 537 167 56 1 761 224
2Q 338 101 34 473 135

3Q 328 98 23 1 450 122

4Q 320 108 16 1 445 125
2018 1Q 382 144 51 4 581 199
2Q 409 87 37 1 534 125

3Q 354 117 45 1 517 163

4Q 411 139 39 5 594 183
2314 9,024 | 1,976 322 14 1 11,337 | 2,313
(H&) 79.6% | 17.4% | 2.8% 0.1% 0.0% | 100.0% | 20.4%
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o] AAF AL= 8,88571 02 o] F 28|04 AAFAC] A AA
9] 17.2%%1 1,524 0= Vepyteh, oFA A vie} o] 1o
9] Ak vlFE g Rt SRt 238]o) 4 A A9 HFE FHHT; W
= AR U
Lol Ae 3719 Aol ) 43712 A FF AR LB
AZIER B, 20159 12710 AT A47t 6747102 713 Bekd wt

™ 2018¢ 387|171 2817402 MY Aok E, oA 18] AAF A

20159 12717} S64d o= 7hg wWakaL, 28] ol AAF 2 20174 1+7]
7b 1610 7 wokd.

o

(E 5-3) =99 AAAZR AAF sl EE(2014~2018)

3 AL S A 23]o|4F

A7 13] 23] 33] 43] ZAF
2014 1Q 501 6 507 6
2Q 459 10 469 10
3Q 463 8 471 8
4Q 516 9 1 526 10
2015 1Q 564 109 1 674 110
2Q 415 60 1 476 61
3Q 308 39 347 39
4Q 332 16 348 16
2016 1Q 426 102 3 531 105
2Q 381 89 470 89
3Q 297 87 384 87
4Q 396 103 7 506 110
2017 1Q 407 134 27 568 161
2Q 365 105 23 493 128
3Q 306 79 10 395 89
4Q 232 75 7 1 315 83
2018 1Q 266 111 28 1 406 140
2Q 241 61 21 1 324 83
3Q 214 55 12 281 67
4Q 272 93 29 394 122

%3H 7,361 1,351 170 3 8,885 1,524

(&) 82.8% 15.2% 1.9% 0.0% 1 17.2%
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AT o] whEun] AE ZF Al71E Al %
(E 5-4)3 (& 5-5)3F 2.

A AA AW 29,8567 F CAlFAG-AFACE QD Aol 1549470
(51.9%) 0= 7V kA A F-AA S Q1 4ol 8,9797H(30.1%)2 1 tt
o= Wtk & A F-AlFACF Ql 4ol 3,08070(10.3%), “AHA F-A A ¥
e 2,30370(7.7%) S 2 LFEFST

a2 20149 o] 727] Bt 1,493709] Aggo] A==, 28014
AACF o] 71 wAE A9 201749 1271+ A=ge] 2,05670= 7 &

AA
Tk whE 20159 3271 A 27 L1101z 24 717 5 7P A i

ofl

Bz duEd oha

G 5-4y 7 Agel Ak e B

& A-A5t | AF-AAE | AAL-ATF | AAF-AASF | FHA
2014 1Q 855 757 38 18 1,668
2Q 663 555 33 10 1,261

3Q 732 509 58 8 1,307

4Q 847 566 75 29 1,517

2015 1Q 868 703 159 177 1,907
2Q 643 405 114 106 1,268

3Q 586 312 121 82 1,101

4Q 743 379 102 40 1,264

2016 1Q 816 475 169 155 1,615
2Q 733 375 156 126 1,390

3Q 738 426 169 130 1,463

4Q 819 456 182 153 1,610

2017 1Q 1,002 535 296 223 2,056
2Q 680 337 147 135 1,299

3Q 764 326 173 122 1,385

4Q 741 315 184 122 1,362

2018 1Q 1,000 380 291 198 1,869
2Q 665 407 199 123 1,394

3Q 740 352 203 163 1,458

4Q 859 409 211 183 1,662

B %] 15,494 8,979 3,080 2,303 29,856
CIE=) 51.9% 30.1% 10.3% 7.7% 100.0%
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LU A A 2527270 F AFAL-AFAE Q] Aol 14,09974
(55.8%) 02 7 wxarl ‘AAE-AAF A ol 7,3057H(28.9%) 0= 1
theo g Wskth = AACF-AAF QL ol 2,36071(9.3%), “AAF-AA
oF 2 1,50871(6.0%) & reFRTE

Lele 20144 0|3 By W 1264709 Aol A=, o
Al Zrdat FdstAl 2017E 18271 Aol 1548702 7 @ttty W
20159 3871 A 571 L01E &4 717 5 7P A glem, o3t

RRE gt SUsh,

& 5-5) W Age] Ak FHid F2(2014-2018)

5 A-At | AF-AAL | AALF-A7F | AAF-AAL | FHA
2014 1Q 563 496 25 6 1,090
2Q 596 456 27 9 1,088

3Q 566 461 34 6 1,067

4Q 756 508 50 10 1,324
2015 1Q 735 562 87 108 1,492
2Q 671 413 92 61 1,237

3Q 583 307 82 39 1,011

4Q 645 329 68 15 1,057
2016 1Q 659 426 130 105 1,320
2Q 632 380 113 88 1,213

3Q 689 296 133 86 1,204

4Q 727 394 138 109 1,368
2017 1Q 799 407 182 160 1,548
2Q 704 362 160 127 1,353

3Q 758 304 137 89 1,288

4Q 666 229 144 83 1,122
2018 1Q 867 260 186 139 1,452
2Q 809 239 203 81 1,332

3Q 796 211 193 66 1,266

4Q 878 265 176 121 1,440
231 14,099 7,305 2,360 1,508 25,272
(&) 55.8% 28.9% 9.3% 6.0% 100.0%
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B Ao AAF-AACE RHEmi AES AleF sled x4
HEH FE 5-6), (ES-T At

o] AAF-AAF AW 2,303 F 13] AAF-23] HAF A=
ol 1,967z 9] 85.4%5 AAIStaL 23] AAF-339] AAF A
o] 32171(13.9%), "35] AAF-42] AAF o] 1471(0.6%), ‘43] A F-53] A
AleF o] 170]t.

@& 5-6) el AAEAAY Adge] AAt S A REQ014-2018)

& 13]-23] 23]-33] 33]-43] 43]-53] 384
2014 1Q 18 18
2Q 10 10
3Q 8 8
4Q 28 1 29
2015 1Q 174 3 177
2Q 105 1 106
3Q 82 82
4Q 40 40
2016 1Q 153 2 155
2Q 124 2 126
3Q 127 3 130
4Q 144 9 153
2017 1Q 166 56 1 223
2Q 101 34 135
3Q 98 23 1 122
4Q 105 16 1 122
2018 lQ 143 5 1 4 198
2Q 85 37 1 123
3Q 117 45 1 163
4Q 139 39 5 183
231 1,967 321 14 1 2,303
(1) 85.4% 13.9% 0.6% 0.0% 100.0%
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Aol SAAF-AAIE A g Ak A ZEE HE, AA 1,5087
A T 18] AAF-28] AAF Aol 1,33671 2= 9| 88.6%E A
Al 28] AAF-33] AAF Aol 16971(11.2%), 33] A F-43] A
AleF o] 370]tt.

E 5-7) g AAF-AAF AAge] AAT s42 AN #£2(2014-2018)

T2 13]-23] 23]-33] 33]-43] 34
2014 1Q 6 6
20 9 9
3Q 6 6
4Q 9 1 10
2015 1Q 107 1 108
20 60 1 61
3Q 39 39
4Q 15 15
2016 1Q 102 3 105
2Q 88 88
3Q 86 86
4Q 102 7 109
2017 1Q 133 27 160
20 104 23 127
3Q 79 10 89
4Q 75 7 1 83
2018 1Q 110 28 1 139
2Q 60 20 1 81
3Q 54 12 66
4Q 92 29 121
B %] 1,336 169 3 1,508
H&) 88.6% 11.2% 0.2% 100.0%
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2. B71'H AAF ddlm F(

D 2718 AAY ddis Ile®@y 1-1)

A 18 (58 HsE et By 1-1)9] 2yt o] AA
oF A= (HAI7HE) Q] &el&2 201435 27] @92 F4% 2ites o=
(& 5-83 Zr}

(E 5-8) 7Pt wglo] <=y 1-1) 4 At
e L]

TFE AZrE] M | AAG quEs | AZEEe] b5 | AT Heds
D(y) | t-value | R(A) | t-value | D(y) | t-value | R(1) | t-value

2014.1Q 0.14" | 16.87 0.07" | 6.58
2014.2Q | 0.14" | 19.74 | 0.03° | 234 | 0.13" | 1543 | 0.00 0.06
2014.3Q | 0.15° | 21.74 | 0.01 121 | 013" | 1597 | -0.02 | -1.74
2014.4Q | 0.19" | 28.89 | -0.01 | -0.92 | 0.16 | 21.09 | -0.04" | -2.95
2015.1Q | 0.23" | 36.13 | -0.04" | -4.64 | 0.18 | 23.87 | -0.03" | -2.38
2015.2Q | 0.27° | 36.89 | -0.04" | -3.05 | 0.24" | 29.90 | -0.10" | -7.23
2015.3Q | 0.30" | 39.56 | -0.03" | -2.33 | 0.26" | 30.15 | -0.08 | -5.09
2015.4Q | 0.31" | 4253 | -0.05 | -3.57 | 031" | 36.66 | -0.10" | -6.34
2016.1Q | 0.34" | 48.15 | -0.05° | -4.92 | 032" | 37.70 | -0.07" | -5.40
2016.2Q | 0.35" | 46.52 | -0.03" | -2.81 | 0.34" | 37.75 | -0.06" | -4.14
2016.3Q | 036" | 47.58 | -0.01 | -1.12 | 0.35" | 40.33 | -0.06" | -3.67
2016.4Q | 0.35 | 47.59 | -0.01 | -0.84 | 037" | 42.01 | -0.05" | -3.54
2017.1Q | 0.38" | 5231 | -0.02" | -2.07 | 0.39" | 4223 | -0.06" | -3.90
2017.2Q | 0.36" | 38.62 | -0.01 | -0.48 | 0.38" | 38.46 | -0.06" | -3.43
2017.3Q | 0.40" | 45.69 | -0.02 | -1.23 | 039" | 39.26 | -0.03 | -1.81
2017.4Q | 039" | 4291 | -0.03 | -1.65 | 038" | 3544 | -0.02 | -1.18
2018.1Q | 0.43" | 55.08 | -0.04" | -2.90 | 0.38" | 39.91 | -0.03 | -1.44
2018.2Q | 0.42" | 43.19 | -0.02 | -1.59 | 0.39" | 38.83 | -0.08" | -4.10
2018.3Q | 0.42" | 4530 | -0.01 | -0.71 | 0.38 | 37.17 | -0.02 | -0.76
2018.4Q | 0.43" | 47.88 | -0.01 | -0.46 | 039" | 39.32 | 0.00 | 0.04

F¥, RAE 1%,

5% RoA5F Sl BAROE RelFE ol
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= 5-8)0] AntzRE] AFACk ful AAF AATA Y] FAEE A
WG 5-0)9 21, BRG] 2712 ApHor wotslr] o 2569 G

gz 2 el (a8 5-2>3F ok

(E 5-9) 7Pt w1o] A A A7)

2 AA% g
= A L0
2014.1Q 14.6% 7.47%
2014.2Q 2.7% 0.09%
2014.3Q 1.4% -2.42%
2014.4Q -1.0% -3.74%
2015.1Q -4.3% -2.79%
2015.2Q -3.6% -9.37%
2015.3Q -3.0% -7.59%
2015.4Q -4.4% -9.31%
2016.1Q -5.3% -7.01%
2016.2Q -3.4% -5.85%
2016.3Q -1.3% -5.50%
2016.4Q -1.0% -4.90%
2017.1Q -2.4% =-5.72%
2017.2Q -0.7% -5.52%
2017.3Q -1.9% -3.15%
2017.4Q -2.6% -2.34%
2018.1Q -3.9% -2.54%
2018.2Q -2.4% -7.75%
2018.3Q -1.1% -1.57%
2018.4Q -0.7% 0.08%

65) e

Al
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AFAIES 100 X exp(y,) 2, AAFS 100 X exp((y + 1)) 2 A4

stsjet.



O™ 5-2) Zrd=tel e+ A AatASF divl AiAeRe] 24 Ak

1850
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S o o P
g g g o
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2) B9 18] AAE 2L 28014 AAk AR FAL(RTY 2-
@9 2-1>8 S AAct Adm@AZA) FAL Az At o
2AAZVE) FA 23101 AAlke] hE F7b ARR(EAND) BAL

ot 2718 e (@T2)e FAT 2de ths (7 5-100% g

—_
~—

(B 5-100 Zd¥ 9o &Y 2-1) 54 23

& [
:};ﬁ Az Ak o) | 281K Aok ’;E Az AAE | 280 A
= () Hu)(4,) Hal(2,) Ha(2,)
() )
. t- t- t- t-
L E value e value = B value L value
14.1Q 014" | 1692 | 005 | 101 008 | 680 | -0.01 | -0.12

‘14.2Q | 014 | "0.03 231 -0.04 | -0.51 | 0.13 001 | 049 | -0.10 | -1.26

143Q | 0.15 0.01 1.04 -0.02 | -028 | 0.13 | -0.03 | -1.81 | -0.08 | -0.89

14.4Q | 019 | -0.01 | -1.08 0.06 1.37 0.16 | -0.04" | -3.00 | -0.01 | -0.09

-

‘151Q | 023 | -0.05" | -494 | 004 | 232 | 018 | -004 | -278 | 0.05 | 1.96

15.2Q | 027 | -0.04 | -3.27 001 | 042 024 | -0.09" | -6.36 | -0.01 | -0.32

153Q | 031 | -003 | -221 | -001 | -031 | 026 | -0.08" | -4.96 | -0.01 | -0.27

£l *

15.4Q | 031 | -0.05 | -3.93 004 | 117 032 | -0.11" | -6.65 | 0.03 | 045

161Q | 034 | -0.08 | -647 | 008 | 401 | 032 |-009 | -593 | 005 | 187

-

‘162Q | 035 | -0.03" | -228 | -0.01 | -0.51 | 034 | -007 | -443 | 004 | 1.24

"

163Q | 036 | -0.01 | -060 | -0.02 | -0.67 | 036 | -0.05 | -2.99 | -0.03 | -0.93

‘164Q | 035 | -0.01 | -0.80 | 0.00 | 0.18 037 | -0.05 | -2.96 | -0.02 | -0.68

17.1Q | 038 | -0.03 | -1.85 0.00 | 0.17 039 | -0.06 | 354 | 0.00 | 0.11

17.2Q | 036 0.00 0.25 -0.04 | -1.42 | 038 | -0.06 | -3.38 | 0.02 | 0.64

173Q | 040 | -0.01 | -0.80 | -0.02 | -0.66 | 039 | -0.02 | -1.24 | -0.04 | -1.06

17.4Q | 039 | -0.02 | -1.04 | -0.03 | -0.85 | 038 | -0.01 | -0.28 | -0.07 | -1.74

181Q | 043 | -0.02 | -145 | -0.04 | -1.70 | 038 | -0.01 | -0.46 | -0.04 | -1.33

182Q | 042 | -0.02 | -142 | 0.00 | 0.01 039 | -0.07" | -3.25 | -0.03 | -0.83

183Q | 042 | -0.01 | -0.84 001 | 041 038 | -0.01 | -047 | -0.02 | -0.41

184Q | 043 | -0.01 | -0.44 0.00 | 0.02 0.39 000 | 012 | -0.01 | -0.22

=D) . PRAE 1%, 5% RO5E o1 BARCE welge
22) ARFE]ES 19%5.9) 2251 BAROE RSO, tvalue AW WA .
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(B 5-1009] A=7E 13] QA AA7HE &elet 28]o]4d Ak
M7HE SRAES ALt Ait= (B 5-11) ¢ ZaL o] & 2|66 Fefjo] e
= UguH (" 5-3)3 Zrh

B 5-11) ZPdat o] 13] AAIeF D&t 23]o1 4 AAIeF Eel&
&d L9

T 13] AA<k 23)o14 AjA|k 13] Ak 23jo]4; AjA <k

WIS L it 1t
14.1Q 15.20% 21.65% 7.98% 6.52%
14.2Q 2.75% -1.12% 0.70% -9.28%
14.3Q 1.25% -0.89% -2.58% -10.32%
14.4Q -1.22% 4.55% -3.93% -4.57%
15.1Q -5.15% -0.96% -3.57% 1.36%
‘15.2Q -4.28% -3.33% -9.04% -10.02%
15.3Q -3.25% -4.07% -8.01% -9.04%
15.4Q -5.25% -1.15% -10.29% -7.77%
16.1Q -7.85% 0.11% -8.47% -3.53%
16.2Q -3.17% -4.33% -6.87% -3.26%
16.3Q -0.80% -2.31% -5.07% ~7.85%
16.4Q -1.05% -0.66% -4.63% -6.46%
17.1Q -2.48% -2.10% -5.83% -5.55%
‘17.2Q 0.44% -3.50% -6.04% -4.11%
17.3Q -1.39% -3.31% -2.38% -6.16%
17.4Q -1.84% -4.29% -0.63% -7.34%
18.1Q -2.32% -6.44% -0.95% -5.24%
‘18.2Q -2.37% -2.34% -6.93% -10.00%
183Q -1.47% -0.33% -1.10% -2.87%
18.4Q -0.72% -0.68% 0.26% -0.53%

66) A5 AFAES 100 x exp(y,) 2, 13] AAFE 100 x exp((y+ 2,),), 28014 A

k2 100 X exp((y+ 4, + 4,),) 2 A451Act.
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a9 5-3) 2ot dT A AAE tivl 18] AjAISE, 23]o)1F AjAIFe] &l Hx
S

1550

50

1350

1250

150

WEe

L]

A G N L S . gt i g o
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— A —i H 0l WA
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£ F
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s
PPPPPR PSP PP P PP PP

i = U] 5 B o & & &
& -P”? FfFFFFFIFdydddsdsss
— AT ——1H AN — 20 Y
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(B 5-12) 7Pd¥ =99 (&Y 3-1) &4 23

&g =9
ME et g | sk ey | R | A | 2o AR
= | o () gy | S| ey ojel(2,)
» »
D | R “Iow| Y | pr | R | Y | Dw| "
value value value value

‘14.1Q 0.14" | -16.90 | 006 | -1.12 008 | -6.74 | -0.01 | 0.08
142Q | 014 | 003 | -234 | -004 | 049 | 0.13 | 001 | -046 | -0.10 | 1.25
143Q | 015 | 001 | -1.09 | -002 | 028 | 013 | -0.03 | 1.81 | -0.08 | 0.83
‘144Q | 019 | -001 | 1.02 | 005 | -1.36 | 0.16 | -0.04 | 299 | -0.01 | 0.20
‘151Q | 023 | -005 | 497 | 004 | -226 | 018 | -004 | 276 | 005 | -1.99
‘152Q | 027 | -0.04"| 325 | 001 | -026 | 024 |-0.10"| 655 | -0.01 | 030
153Q | 031 | -003"| 217 | -001 | 041 | 026 |-008 | 496 | -0.02 | 0.39
‘154Q | 031 | -0.05| 38 | 004 | -1.10 | 032 |-011"| 657 | 0.02 | -0.32
‘16.1Q | 034 | -0.08"| 628 | 008 | -3.79 | 032 |-009 | 585 | 0.04 | -1.60
162Q | 035 | -0.03"| 225 | -001 | 039 | 034 |-007 | 443 | 003 | -111
163Q | 036 | -0.01 | 051 | -001 | 052 | 036 |-005 | 297 | -0.03 | 0.9
164Q | 035 | -001 | 08 | 001 | -035 | 037 |-005 | 300 | -0.02 | 0.71
17.1Q | 038 | -0.03 | 195 | 000 | -0.29 | 039 |-0.06 | 3.69 | 0.01 | -0.37
172Q | 036 | 0.00 | -027 | -003 | 154 | 038 |-006 | 328 | 0.01 | -0.33
173Q | 040 | -001 | 085 | -001 | 064 | 039 | -0.02 | 127 | -0.03 | 1.07
174Q | 039 | -0.02 | 121 | -001 | 057 | 038 | -0.01 | 043 | -0.05 | 151
181Q | 043 | -0.03 | 190 | -002 | 1.00 | 038 | -001 | 0.64 | -0.03 | 1.09
‘182Q | 042 | -003 | 155 | 001 | -0.28 | 039 |-007 | 328 | -0.03 | 0.97
‘183Q | 042 | -0.02 | 110 | 002 | -098 | 038 | -001 | 054 | -0.01 | 0.30
‘184Q | 043 | -0.01 | 047 | 000 | -0.06 | 039 | 000 | -0.11 | -0.01 | 0.20

=D . CBAE 1%, 5% RO5E SlA BAACE felae e
22) ARFEEES 19%6.9) 251 BAROE FSA0H, tvalue AW BA F.
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E 5-12>9 A= R 13] A AMZHE Eeladt F7HAQ1 AAF
AM7HE &ole-g AL Aite (E 5-13)9F £ o5 sz g6
Sto] ez YehiH (1H 5-4>¢F Zrh

B 5-13) ZPdat o 13] AAIF Eelgrt 7141 A &
&d L9
TE 13] Ak F7H4Q1 A F 13] Ak 74491 A oF
& & A& &
14.1Q 15.19% 22.37% 7.90% 7.02%
14.2Q 2.79% -0.88% 0.66% -9.29%
14.3Q 1.31% -0.90% -2.59% -9.90%
14.4Q -1.15% 4.29% -3.92% -5.20%
15.1Q -5.09% -1.06% -3.51% 1.51%
15.2Q -4.20% -3.62% -9.18% -10.08%
15.3Q -3.15% -4.24% ~7.94% -9.42%
15.4Q -5.04% -1.16% -10.07% -8.26%
16.1Q ~7.49% 0.06% -8.24% -4.11%
16.2Q -3.08% -3.98% ~6.80% -3.53%
16.3Q -0.67% -1.83% -5.00% ~7.95%
16.4Q -1.09% -0.40% -4.62% -6.39%
17.1Q -2.53% -2.07% ~6.00% -5.21%
17.2Q 0.46% -2.74% -5.80% -5.03%
17.3Q -1.45% -2.87% -2.41% -5.70%
17.4Q -2.10% -3.42% -0.96% -5.88%
18.1Q -2.98% -4.70% -1.31% ~4.04%
18.2Q -2.54% -1.98% -6.87% -9.47%
18.3Q -1.88% 0.08% -1.24% ~2.26%
18.4Q -0.75% -0.63% 0.23% -0.31%
67) A%t AFAFL 100 x exply,) 2, 13] AALFL 100 x exp((y+ 4,),), 23] AAF

100 x exp((y+ A, 4+ 43),), 33 AAFS 100 x exp((y+ 4, +2x 4,),)... & AHHsHATH
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ABSTRACT

Renewal Rent Discounts and Premiums
in the Rental Housing Market

Jung, Hwa—-Mi

Major in Real Estate - Economics
Dept. of Economics & Real Estate
The Graduate School

Hansung University

Many studies on occupancy discounts have shown that landlords give
rent discounts to sitting tenants to minimize their turnover cost and
asymmetric information problem. However, because tenants can also avoid
these issues if they renew rental contracts, they have incentives to give rent
premiums to landlords. Thus, we argue that the renewal rent may be
discounted or surcharged according to bargaining between landlords and
tenants. Moreover, as the number of renewals increases, the landlord’s
empathy with tenants increases but the value of the tenant’s residential
stability also increases, which may result in additional rent discounts or rent
premiums.

In this study, we analyzed whether the renewal rent is progressively
discounted as the number of renewals increases in the rental housing
market. Based on the data on the actual transaction of apartment jeonse, it

was estimated using hedonic price model and repeat sale price model
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whether the renewal rent  would be discounted by dividing the
supply—dominant market(2018) and the demand—dominant market(2015) in
Gangnam-gu and Nowon-gu, Seoul. Our analysis yielded three findings.

First, the Renewl rents are discounted in the supply—dominant market,
and there is no discount or a premium in the demand—dominant market. In
the supply—dominant market, the landlord’s motive for renewal rent
discount increases because of vacancy risk. On the other hand, in the
demand—dominant market, the tenant’s motive for renewal rent premium
increases because the search cost increases.

Second, in the case of a first—time renewal in the supply—dominant
market, rents are discounted more in Gangnam—gu, where the rental cost is
higher. This is because the size of the brokerage fee, housing repair cost,
vacancy cost, etc.,, which are the motives for the landlord's renewal rent
discount, are proportional to the rental cost.

Third, when additional recontracts are made in the Gangnam, rent is
not discounted more than one—time renewal rent, and in some cases, a
premium is applied. This is because Gangnam has a good residential
environment such as an educational environment, so the value of tenant's
housing stability is greater than or equal to the sympathy effect of the
landlords.

Using the repeat sale price model, we estimated the quarterly in
2014~2018 renewal rent discount rate. As a result of the analysis, it was
found that the renewal rent was discounted in most periods. And the
direction and size of the increase and decrease of the discount rate for
one—time renewal and the discount rate for renewals of two or more times
were different. It can be seen that the factors influencing the discount for
one—time renewal and two or more renewals are different.

This time series estimation results can be used as a basis for creating

new contract rent index and renewal rent index separately.
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