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Analyzing Housing Pension Policy Discourse
Using Structural Topic Models:

Topic Dynamics and Media-Type Framing

Differences in News Coverage, 2007-2026

Seung-hyung Lee’

Abstract

This study analyzes the long-term trajectory and differentiation of Korean housing pension
(reverse mortgage) policy discourse using Structural Topic Modeling (STM). From 12,799
housing pension-related news articles collected from BIGKinds (July 2007-March 2026), a
12-topic solution was adopted after SimHash near-duplicate removal. The discourse centered
on policy and household debt (13.4%), asset management and retirement planning (11.9%),
and enrollment statistics (10.1%). Period-specific (time-smoothed) comparisons showed
enrollment statistics predominating under the Lee Myung-bak administration (18.0%),
institutional design under Moon Jae-in (13.2%), and elderly-household and bequest-intention
surveys under Lee Jae-myung (10.5%). Media-type differentiation was pronounced: regional
dailies emphasized enrollment figures, national dailies intergenerational narratives, and the
business press retirement planning. Following the March 2026 guarantee-fee reduction, the
elderly-household and bequest-intention topic surged by +25.65 percentage points, though
this is provisional given a post-event sample of 31 articles. The KNU sentiment lexicon and
KoELECTRA agreed on only 49.0% of classifications, confirming a domain gap in policy-news
sentiment measurement. Government-period estimates represent descriptive statistics
conditional on time-smoothing rather than causal effects. This study contributes a replicable
STM-based framework for policy-discourse monitoring in housing finance.

Keywords : Housing Pension, Structural Topic Model (STM), Policy Discourse, Media
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McDonald(2015)= F=873710f| 21o1A LTV} DTIS] A Z33tA]7|2F A5tA] 7] 9] A3t Bl wE
Akt TAEEe] Bt H AsHA UE e, §5] FE7FA 0] 2 uf o2’ At H
T A0 = YEPTE Crowe et al.(2011) 8714 A5l ther LTV A9 29 ¢
At oH, LTV 71419 437t FE7HAE AS5AI7 1= A= YEPRHh

U] A-EollA] of s+t 2l(2009)= R DTI Al A2 7HAHE Fa4t AE S7F
Al71H, SR H o] FE A= DTI Al == 75:‘ of| 3A| AT Btk AE2(2019)
+= DTI9] 3let -2 a8+l A9 dela deid= 7o &2/ 34
I 4= U2 EEh

o1&

[U

O
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=

012} -2 A A= 7] Aol ke v 4= 3lom, 11 FRFe] He 7] B4
g %= Utk Linneman et al.(1997)0l14= 719 AFAHA| F} 454 oF %Oﬂ/ﬂ
FHO| R AP FHARHEOl B Fon]gt GRS VA= A2 ApiHA| ol gkl $73519
t}. Quericia et al.(2003) th&EA R A2 0 2 FolAISY] FEA-Rof fom |3t FFS HIX
2 A5} Q] Aol A 8- 2739(2021)2 ALelE FeHA|IFol sigthe 71k} 2
PeiEat A8 thE, T2|1 1] YA ARES B3t 7RollA] At o2 Adste] thgth 9840l
A b2 E3ich
oV 2 7|E =2 FESN Y, BT F-81AIE 2-85l= TAloIA S8 A
A3 RAY ISR A Al70] BulE = 1AL Aokl ik T3t 7] ARkt TR
7129 ATEolM T R AdgR o] AYok= Aol thgt 717ke] E/0]] 23do] ioiA] Qirk
= A defa g ST SRS 7Rl BjrlE o] AT HbAlole. T1Ear F71A”]
FAQG 2, A5 A8l AlolAd= A 717te] obd B2 Awof theh EA41S Akl Qi
Tt 7o) ARkt =71 B, 18] 1 8IS dFe Aol | Heiie dEs
/T A= 7Y A digarE, S AYE S5 A S et o, a8t
Al A 77 Ak A HE0] Bfol ] 52 Folo] TS 7R A AT
a7} QUe}. E3 F7HAQ1 A GA] S 59 FFol AU §HEE 5= A=F 717l
2% #4o] " gsirh

%

E1

£ AT gt 22 MY A5 BHoE s gk
2R, FEA) 20 v wisjo] et vz elo] Qs 7hpet gl 71, 18 1)
717 BOIAE ABHEe] 9l 7179} Qi 7ol whet kA Uehd ZRsAdo] s
£, o2 el Hhek ek go] 1584 71o) A5w}Fepla golos AYE S gl

>~

271490 B4} ol 7Rs ol ack
A, TRl e 3AGF FETA A AT 5 Y= A SF, F ARG
& WS, o] st g 7] 7KL 350 4] ol el 2
ol2 %6}71 FIoto 2 AP WA, 71791t 000 - 3291 F40,

_l
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A%

P(Z, ;)
Al= = P(Zt, ) =+ ar, +ta,p, Togy, +e
A1
1if Z, >0
Y P
' 0if Z, <0
P(Z,,,Oé,) w o = L 230 =
o7]olA Al= 1-PZ, .a) |~ odds HIEEA A2l ti& 7tsdE Yedt &
it + O

= P(Zy ;)% t A1l th&o) Qe 7HE Sulshs, P(Z;.0,) & th&e] Qe 7hteldt 7, &
TEER| b= HEEA AA| TR = A2 2, E2A dE 7L W 1, HdiE 7Y | 09 4=
Zi7A =t

7129] Aol Sfshd, 7ol tiE BRE A 8102, F8(r) 8N 0 EA = F-5d
A2E-gd2] FEHIE S A thE 2215 7158l ARSEH, FE7HA(p)oll thsiAl= 7t
7F AT Sl A 9] FE7EAR| 0] S7R&0] ARSE T 123 A (v, )& FAl AFA]
9] GRDP(gross regional domestic product), & A| G F/4H0] Z7H&0] ARS-E TS
5], 2019).

JEU N 7Y "2 =8, o WA diEat dr e ARk gigt 24 8 jloll= s
7o) E7go] Bt 252 0 = wigE B a7 Qlet. ofof wet L:rLoﬂ/ﬂJE WA (A 1= o2
o] 3-&3to] tiEe] 27 aclor EAg

o)

P

Ay = oyt agry + a2]5it + ag?;it te, A2
H Aol A=A AlFoA &2 Rl Thgh 7] FhEolt. o th&-2 FEHE &t
AR S-S 25 2okttt @A AFoA Y &80 et 28 8R10 =2 ry+= i 77t
ot &g o, Haead —°r°ﬂlE Hz tj& AlHY & 283t viek
Cobre B8UT 2R S UY FHgRE AThE FUE HEEE]

Pt yie FEZFAT 7IA50] 2910 841 A7 IRte] X Y StE o E51] flste] %87

40 https://doi.org/10.52344/hfr.2026.10.1.35



FEAPOIA 7] ARl e AR eI F7HA R A 9] BAef Hit A

s i7ME7F AFSIAL Qs FE9] Aei7FA o). FE19] 71A 0 2= AA|7FA(real price) Tt
‘FH7FA(relative price)o] ARSE 4= Atk FEHL A1} A7t TR E, FURt FEoA
7S AR 718818, APk diER HolEnt. uebA = 882 SUsHA ARESte] FE7H
SAET F vt glor, ol E2 71 ’A AiviA o= A iz o] F71Ao] s
ot FEAPER A7 I g olite A ARE S5l T8 27A1e] 715]H18o] SURt S8 it
A4 ddizet 2] giEolciMuellbauer, 2012). FE2] AJt7H4-2 thgat 242 1S o5t

17
D Djregion;; + €, 4 3)

4
Inp,, = a +barea,, + E Ditype,, +
i=2 j=2

o] gL =Y 23 (hedonic price model) 2 EA], o]7]0|A] Inp;; = 7177} AFSHAL Q=
A FE7EA ] 271 3kolth areats EA AFSHL Y= FEO] WA (n)olth 181 JZj]QDjtype
£ AFIIL Y 80 RP OB T/, oftE, A™/ChAtiSE /et 7 FAE 2
H| 28 5)of| wet Bjn)7} Fofgt, jiDﬂ’@gi(mJ‘—:- 747+ @A) AFBRE A G R AL

5 1770 FH=e ]S Fofel Aot w9} A2 -Sdte] 48 24 Al gholl iste] 712
AA| A5 2851 FE0] Fll(in hp;, )2 A7 (Inrp;, )0l F4=H, Aeh7HA(p,, )2 o] &
7129] vlgof| SJste] AEE.

Y 7Fe] 50 gt 271 grofek. o]0 sz 71te] dAe] A50] A 4= Qlck. T1efut
FE2 WiAolH 71710l AA ARG B e el AR ARt &S0 2At= A7 IR Hist
o 77t & = e F4S(permanent income)o] WFEEISI. @A A50] Prial stE Rk
o] 7dja50] o @Ae] 287t A 4= gloH, Wit = 7]dj45o] SolA|d @je] Awl7t
Z0l5 = 7] Wl&Eo|tTse & Raftery, 1999).

(AR 7479 FPRSS 71T B ol§ste] that Lol 29 % Urt.

4
Iny,, = a +bage;, + cage’, +dinA, +esex; + E D,job; + €, A 4
i=2
ol710l|A] Iny;, = 712 A7EASS] tigt 27 glo| ™, age, 7M92] AR, 18111 agel, 2
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Q170 A FO 2 A AZHATE LRI, Ind, = ERpAlo] a2 gholo], ser, = 71750
Ayeejulold, ,_ZQD,jjobﬁ £ 7he] 4ge Uehle Hajolth. 7129 oA 7ol

TS ebe U7} R ARG, 2o ol Ao g gl e
8450 that Aio] glojAi FAlock. olo] we i Aol A 7H750] 29 ALg St

BAAS 715 = 1) 08 Bel AR 2, AFA 3, Wil 4, Jek 754 5 52 FAE
olg} go] i 7172 e 4&011 I 2SI 127} 02 HE e I

Che DA 719 tieol] HiRt 3 A s Hot ARRAIA, AR 7] E4S A4St
& Aol & AA| 715 thZ 3 ol Al 71419 AlS(class) 2= #F3t

A A AS(A DA Lt ol tit e 7HIAL e 7HolH, T XA AS(B) EA
e A=l digt ol gle 71t Al ¥R AS(C)2 @A diEe] @l 7ol o Hio
tht Al eSOk o] F-851t & Atolk= 77 A4 o] Yela ARt
o 91T 4 A 5177} U skl ST RET SRS Mtk el 2
AR A AR 2 717E HelE Aeigo) Qi 71T, A4 AgHEr 47
A 2 A7 HelE e 1 7 ol
@} 22 Bz 5lof| ZF AlFQ] B2 th3-2] tidt T2 Hl(multinomial probit) &< 451
[olz

Azf = By + By +/822;it +533}u + €y

AP= 3y 4By + Bopy + B3y + € 4] 5)

AitC: 0
o]7|o|A A=A YElF AgEdo] Q= 71toln, A 7= AR Yelg Al go] Qi 7kt
ofct. 11 A &0l fls 7Hroleh webAl Bl A7) A7l A7) A o1 BA) el

ApglEto] Qe ZR7F AelE]m| APy A o] APY A Lo, AR thE — D) gl
Sl 77 AdgiEnh 18] T Q9] Beolle tiEol gl 77T AdEiEnh
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TR0, 7}70] UelF AEHIE] GRS WA S 7o) A, 5 5719 RS S
. ofuf 7170] F7bAR) $Afet 7] 47k 7p Qe SRS S 7le) 259 aQlow
AT % Gl S-S ulaieh, Q0 7470) 25} Bl (HO] HTTAS Zhr, ASo]
BRE 717 AR B S Qlgo} o] B 191 8 4 9l Rolt(A4 T, 2022). ek A5
57 7k 0|2} e A BIAE 7170 AB T B2 7k] BAS Ak ek
A Slck. 740) Bkt 54 7ke] Bek gek BAS Tels] s 71e] 2]
LS AT PHAET T2 T8 SHUSE o], ol SE sl ok FRje) W9l 71191
534S efslok sttt 3 F7HAQ) SR 170 R Fa5e] 7lolRe Befat o]
O]9 9(2022) FHH RGNS EAFEA AHHEE)NA 25D 7]ole-g Helgh
2 g3kt gck,
£ AL o2 S-83l0] tha o] 412 TAste] 7o) o] WstE Bl

o

D, =, +’Y1Ait + ’m}it +,j0b;, +,age, +’y4age?t +e, Al 6-1)

D =D, fylA &23}& — :ygjobit — §4ageit — 74age?t (Al 6-2)

A Aol D= 717Ho] BAfF A0 21 gho|w, A= FAME] 21 gho|th y, = 9A 34Tt
71-9] FAFAE0|H, job, FA] WA AFTIIE 7520 W80l tigt tjujo]t}. age, =
Aotk wbA] (4] 6-1) 9 FHAITES E85t0], (4] 6-2)2F o] FA9 7AFE FZ, ol &
g 710] A E|R] o= FAN(D,, )& 851 Aotk a1 A (4] 5)E e o] 2kt
of AR 7Rl A BAf7E Aok FFe B 4= QA H

i

;“ {5 +8,D, + 8,1, +5ptt+5%gi#+ € @ 7

C 6, +6,D, oy, +0upy, 0,0, + €y
9 Aol A=A (A] 5yox19] EAY YelF ARk Eo] Qi 7iolth, & ARkE e 71eks
of tste] ZHz} 7}e] BN D, )3k BARIN D, )2 AFgste] 24H §,3} §, 2] Al ol

OSSR Hlmell 3 LR SR/} 2] B Bl Aol
s S 7} 70] At 712101 Fjete] wAo] hete] BaIdste] S8 A u1|
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= QRS U1 Aloltt. o} SISIAE WA, 7H0] THES oS HOJshe Ho] Fashh 2
Aol 4] 7179] ThEsE th) T S 7H70) SHAIHE 420 e Al thago] Xjo]
7} s Aolm, heat o] HojHrt,

‘9,

(1+r)" -1
Oy =1, —|f X Yx———— A
it it f T(l‘i‘?")n Y < 8>

o710l 1, 4= 7170] A7) dholek, 213 7o) 9 Yok A, 2 8 e
291, T SR AL s, ol 710 i 13 8717k n el k) Akl
L5 o] ojatm of/Jol 81 7110 9 £5(1)3 AR A
el 12 Agslol HEHr

olu}, B BTG BER /S Blol 717:0] ehAlKhE ol L w2 % 9
ok Z614y0] bt 15 50) 28 TAZAR YRS, 2 DTIE A, 712
59ko] Aol Uit AL 2011H5E ZSEIRIEb} 2014d0] SekEisln, 201795
20229714 Z37F A&E R 0m, 20229 B 20239 2 thA] A3k Qlch
whebA] 2 QAo U, 7FE7} ASSHE Ao, 1213 Bgle) 4 52 Tefstel DTIY)
A5 A BRATE, 2 4] A5 279 olye] e B 7ol 20184 o} 5E 50%
18510, 412, 737, A 5] ZATIRIRe] A% 719 201495 20169714 60%
85131 201741 olFolhe 50 A8}, T2l AL vlstslel TS SRS
W), S 591 A1 A, B4, BPAGAT) 59 £ 1aR 7o AR At
2018 Ld OJF7E 40%9] fE AE3tt.
ol e, Yol g A AHSHIR DI /i Wollnl, 2 179 QA a2

H‘IOO

=

;__':
;__"‘

_4

o1& Bl 2o}, O3 RS T2 A1 A1) 7Rte] TEsH tiEe] 1Rl S
A7 ]= HE(channel)E mHeleict.

~

Dy =ny+m Oy + nyry + 7732511 + 7743;1'75 te, 419

3 7h0] THEs (Ol 2 Q15te] F7F4R1 RAN(D, )75 7ok ek, 91 AleflA 3748
0 2 A RS (DF B ZoIP(5, > 0), 015 B310] 740 QI ARREe] STt A5a9
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2 A7 e FUTEF AN AT FeFG L BT E A 2Ap ] vfo] A2 A
£ olgghh 2 201195 2023W7H19] 65,403 7HH RTINS o= Sjof o] 74
2§82 0], 42 AW WA, theo] GE ol HA| 717 % Aol B37} vheht

A 65,0567 F @A tie= AL Sl 7He 23,614 724 AA19] 36.3% =01,
FHHEUE 7 18,3187 HF=A ZA)12] 28.2%01H, ARE S 7= 5,3227 =
A2} 8.2% EolH. Tzl (& 2)olle 712 E4E 712EAFC] e 3l

o] &

A

B 1) 2 7179 22

x| 71 g 7t FEIGE OE 717 MRS OE 71+
s 65,056 23,614 18,318 5,322
HIS(%) 100.0 36.3 28.2 8.2
B 2) £ 29 JV|=SAHY
x| 74 FE3 7
tHap THRl4 Fey HEEHR} IHRl Foy HEEHR}
| 65,043 49.0 13.5 13,601 31.6 4.5
EN G 65,043 | 31,281.8 | 27,789.3 | 13,601 | 19,483.9 | 20,276.0
FER(EE 2) 64,646 | 4,933.2 | 6,608.1 13,601 | 4,969.0 | 6,383.5
ZEH JIOH7FA(RE B) | 43,368 | 29,0955 | 26,721.4 | 5176 | 24,795.4 | 18,560.2
ZEH QUXPRARE B) | 41,131 | 98826 | 89715 | 11,664 | 96764 | 9259.7
HESHER &) 23576 | 9,199.6 | 10,234.6 | 4,916 8,1256.8 | 6,682.9
HE221(%) 23,583 3.81 0.94 13,601 3.96 0.88
2 A5 ) 65,043 396.9 265.3 13,601 352.9 2445
2 o #2EE #) | 18,250 595 48.6 2,515 62.5 50.3

1 201148~2023E2| Ext XY
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M 712 7] Bt A2 4oMIofH, oSl SRR Wt 391 12825 9, A=
4,9338F YO R YERdT. 7t A ASskAL Sl FEle] 7k kA e 24t 29
90058+ @} 9,8827F A 0 & Lpehdth. T2 3 77k A ARedotal s e a A Bt 9,199
RhdolH, Bt the T2 3.81%5 e T, 7H-2] € 452 oF 3974 ol el
et d Bt dEie deE A oF 60tk o2 LERY, E 450] 15% olde dElaS AdRst
= B ARSRHL Sl A O = YERAT.

ShH, A3 40M| vIRh) 71e] B9 Bt A2 3104019, SAME2 19 94847 o=
A 71tol] vlstod 242w, 139] 9-ofl= 4,969 o 2A 5] 2 A0 = LET:
AFFIIL Gl 2] Fruiet A7 HA, TEal ShiE Sl B A il vlsto] 2 Ao
Uebow, tigsehe 3.96%24 B 7] 28505 202 UERt. 53] 4] 7ol wistod,
FdS 7o) d A5 3530 Yo 2] w2 ik, digo] tidh el Aot 4 62.5%
HYORA B A ettt S s 7h0] 789 8 £59] 18% oVds delw B R ARgL
k= Aot

F

1. AgE JEEE 7-e 28292

A, "413(%}%1)71:%4 EXLS B3I 02 9aii= 714 915 A58 918 2430} gt
‘1

A AN, 00l et 748910 B 7 B AT AL ATRE et
A 9 /AL oS, TAD 5RO ATl BPLEE o3
ERESl G 3344 D8 018, RS YAk 170l 2501 8
2% A} et czzu}

22e19] 74 QQlof et B, Fuio] ToirbA st QA wE fAkE At e

Q) 2 7157} 04 A1 9 3] i, )2 2619 ) R QA )
o 5 ()] QaFE MIXIT ek, FF77E AFSIAL Y FE0] f80) AL, BEZE(liype, )
o] obSkE(2type, )] - S 7pATe] (+)9] fobgo] 7F ZSHA| ERAL S wi, 5418
Qu|2—(type 0] 9ol =T ] (9] Fo}ES Hol, FrhH oz Tl
et 2 el vlasto] Aja.0 2 v} o] A7 Ao, o] 5718 o5
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=2 o4
Fo R | FE o A5
Dep V. Inhp; Inrpy, Dep V. Iny,
e 0.014 0.009 age. 0.058
" 0.001)™ 0.001)™ " (0.001)™
Stue. 0.511 0.691 o2 ~0.006
Ypeis (0.008)™ (0.009)™ 9€i (0.001)™
0.172 0.155 0.259
) InA,
Stypes 0.011) 0.012) ndi 0.002)
tume. -0.103 -0.233 on 0.010
YpCi (0.020)™ (0.022)™ i (0.003)™
- . . 0.022
j;ngregzonit Y Y 2joby, 0.006)"™
. 0.051
3j0b;, 0.006)"™
. -0.015
4700, .
jobi (0.007)
. ~0.047
5job;, 0,008
B 1143 0.816 . 1.686
0.015)™ 0.016)™ 0.021)™
Obs. 64.193 64.193 Obs. 64.598
R? 0.210 0.165 R? 0.522

(53

=1 1) ZS Q2 standard error, 5% £F, 7 1% 2F0M 22 SANE Q9| Obs.(OfF ).
2) Inhp; G FO7H4Q 233, Inrp, GH TUUZIEQ 238, areaq, (M3 FEHHA),
2type;, (OIME), 3type,, (AE/CIMUFE/ L), dtype,, (FHE QUAH), Iny,, (X &
S9| 237, age;, (IFF ), age;, (A2 HFEZY), Ind,, (BRI 277, sex;, (4
8, ==1, 0§=0), 2job, (H2|, BEZ]), 3job; AFZ), 4j0b;, (M), 550b, (7|EF ZE).
3) region2 177§ A0 thst CO|Z2M AFH Zits RE #HTH0A 90% 412 otof
N EAXCZ Q93
4) InA, (EXAO] 2Nt Iny, (AS) 719 SN HE ZIHVIF)E 1.3622M OEs
0] EXHSHA| eE.

VIF, variance inflation factor.

290 49 AN REHs YA} Eo] B-857] thEel Zo& FeEct
A£E2019] 49, 71750] A (age, & A A5y, )T (1)0] OIS Hol T Y= v,

ALY AlFEHage;; )2 (-)5 HolaL Itk o= 7IE9] Ao S7HRE 50| F7FHAL,
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04 Qo] A A5 FAghcks ojulolet A(ser, )0] 9 B 779] 450] A
0 18 A0 R Lhepton, 21910] Aol AAFA|(Ljob, ol H]5te] 2] W AT (2job, )7t
AFSLA|(3job, )0 25532 B, WOl (1job, )3 7]} 2(5j0b, )] 5L vk RO = L}
et

o]o} e TR GHRES FT] Slo] 71750] WEGFS MRt 748 AS2015),

Chen & Jin(2014) 52| A-27}e} Hlatsto] =Rl 20 = ekt S AIsil 7559 45
o] A 0 = w7 vEhd 7120] A-aiel vluste] ik wie] 2 51, JIRjal ARA ]

A50] A HERAH, TilA] 5] 252 AJHA 02 YA LERd & o] Bk
T2 A W= 220 SEHFEE A v, IAF S0l 77 fles Ao s
T2 (E Holle o] BAZE Bl O = 42T o] Y714 71150] F/d4-50]
LHER Sl
717 @A) Azl Qe 2E(EQ Zel)o] sk 24 7} oA L zk2F 191 9 710%F

A} 19] 4987t 0 =2 LpEfg o, ofof| w s Feof] thieh T HA2 2.113 502 LER
ot S 543 Tl gt Aoz hA o] Fofi7hA2 oF 26 <l °1E‘r. TR AREE 7R
PEEEZ 3047 oA A %—;1 Yt &5 3977 dHEE W2 Jo YT

ojet o] F7gH 7HT A58 RIS Bl A A 2DF Ol% A7 ] EAS AT EIT

125] G 5)el o1l Hjet A el ek
AR 7178 Aoz B Ak, 290 1A 22, ) tHET LTSt oluIst B,
220(7, )& -SoJrIa (+)0] AT} LheR R ek, = M8k FelhAsshAL 3

AEQ
4=
7¥o] 55 thES WA 9 H54J0] 0r, 450] Z715Hl thES WS 7is o] 592

(B 4) NU7H2T gaAse) 232

x| Tk | FEio] Aryl A7} MRAS SAAE
19,710.7 10,498 2.113 396.9 364.0

09 oF 9 20119~2023H2 T XY,
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E 5) tHE 71719 S4(Probit 2¢)

_ P (Zzt 7(12‘)
11— P(th 704i)
Classification A 717 & CHE 717 A 717 & dEs hE 71+
. -0.062 0.071
" (0.005)™ (0.006)™
. -0.041 -0.017
Pit (0.005)™ (0.006)™
. 0.002 -0.011
Yt (0.001)™ (0.004)™
. -1.095 -0.632
(0.028)™ (0.030)™
Obs. 65,015 65,015°
LR\ -39,733.36 -32,833.85
Prob > x2 0.000 0.000

Z: 1) 2011~202332] A A0 CHsH 2440,
2) 2% Ot2 standard error, 1% $Z0IM ZtZH EAX Q9| Obs.(7t7 ).

3) A(_ M)(alﬁ E7t72=1, Ot 0), r (RIUZE), p;, (BIXH AHS FE4Q 4
1-P(Z,,a,) | = = ) & V), Ty \ATe pn‘ = c
CH7H2), v, (BAAS).
4) = HH| 7t JHA 0N HES Je §ME LEE A0IEE MA 774 BES
EO|0|'

A 71l vlobd Aid o2 I4] k2 Ak EAJolt},
OelE e 79% JZ —‘:%%’fo Ll= 7)7el Beke Ly)|7] QR 71 o] EAJL vl mEAfst)
oI5 fIsto] 77E SR A o] e AA S v, AR EE Wle 7t

] kL. F}E 77k = % o}

ofefl, 7I-9] A Yl e i 7] SOl weh A e R =A A7 EAL Hefbias)
0 2 QI%H =% HiHmeasurement bias)2] 7Fs-/do] A3ttt 1eu; -?—E—H:"B- 4 B2
”EHZ\-A} o] A7 =0 Adgael ditt SE7H= AA WiE UiE dElaE dEshks 7HEEA
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The Relationship between Repayment Burden
and Additional Debt in Households

Jong-Hee Kim’
Abstract

This study analyzes the impact of excessive loans on the relationship between
repayment burden and additional debt in households by focusing on marginal loans in
the housing market. The following conclusions are drawn from the results of the empirical
analysis. First, the rising interest rate decreases the incentive for households to borrow,
except for the young households, despite rising rates. Second, the additional debt, which
implies unexplainable debt from households’ permanent income leads to an increase
in the repayment burden, and this tendency is much stronger among young households.
Finally, households’ real loans are very close to their marginal loans; that is, their loan
limit. Specifically, for young households, real loans exceeded marginal loans. Moreover,
excessive loans increase the repayment burden by increasing household loans.

Specifically, this tendency is much stronger in young households.
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78 AR 7HA o] Bs/do] AIAIE A eS| TSET; SHH He TS AR 0 2 HlEd ol
78 AAke] A Bl v Wk &, e 942 =

7 80 7HAS /i, £ Aol A7} o] FolR= FEE HA| A 1L o] S5 AHof
E}sict.

S APYO] o]efgh EXJo] "&of| A1&2] Wt ofnlE 7FAL ARV} et T2 U | Hol=
AZol oAz 1L S ol HA e o7t Hrk ThoF ©ed] &3 A E ofwtE 714 9
T HECH, I 25f wo] AE ofEL] HetA] 7HAY B EAGHs A oRES] AA|
Bt 7HA0] ofd Aolt}. A4 ego wet wol A== oES] SR A5 B 4
U= IS, 12t o] Unka o = TEwke Hio] opd A2 ofw] & A Sl o|&H,
& APollA= AR ARt D5 7HARIe| BEE = SHAPFEASH, ol & S5kl AP KA 9]
712 3 F0l5 1ofely] YoM AR FEIIARSE ol &5l

=y 7|9 7RG 9A] T8 Ao WAlohe 224 SHAIE QFL Sk 7S E e
AREE = 5 7R 291 vHEjuf X[ 4x(repeat-sales index)2} A=Y 7FAA]<~(hedonic price
index)s= 217t th& WP 0 2 S=e9] A Zjol 5 SASt LA} SPAIRE, YAF L S Al ARE
FEHURS 0 = 3ttt 382 SIS 2=t RHEEmi = 5 eo] = ' o4 A=
73%-9] 744 Aok o] 85te] A=E ArEslE 2 HEEH O (sample selection bias)oll ie&
E|H(Gatzlaff & Haurin, 1997), sl=Y 7FER|4= T4 FHY] A4 2 (functional form
misspecification) ZA17}F A& =] o] LIeH(Hill, 2013).

ojtt ZEA 07 FEVIAR| = M BER 0 & 71A ] A 4] Mok S5, 714 2]
AfA S50) it H RS 2 Al5oHA] H3tt oS 50, 59 A% A2 A 99| Fe71 A4}
11002k = A2 715 Al tiH] 10% ds3ie= Seis &, AA B4 7H] = A7 duilIx|e]l
A= o HE T Tl QIA] Yt T3 2|49 4bE I oA ARGEl= o] 1 E o]
Ue B R AR} ok= 7|0l Wt #2E3 A-EA 2ote] kel e 74 Folu 714
EEE I50l= Ao] 2 0= ofgth, AW o2 7]E9| FETHAR| = A 714 ¥t
W} 2710 gt S 89 HHE ASSHATE A A9 7HE <, &E FE, 7H B4,
A5 ] 71 Be 55 dAIF o= mofshe Hlofls 2411 eAE AU

od, i

2
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Ed FFE 7 ARSAPEEFS o8t AL FE M B S A= ofutE A A A= AAE Y

oyt M4A 712 24 90] 7RsAL g /A 24S 95 ASAR B &8 (automated
valuation model, AVM)9] &84 43 WA A7} it FE71E AsAR g o] tish
=0l w) o F HARE 7R YEHIAAO, 2018; Tekouabou et al., 2024). IFo|= E51L

AP 8% mtefsie ol JlotAM AREAPI 2 Aikadh 22 PG ol A 9] Sl vlaa
S A 3 Stk 1 83 olf= 9l Kol 7Rkt A5A AsA R g2 THE ARt

FR]olA 1 Al&9] Aol F45] =A] Ytk AR HAIE AW AL 31817 wiZo]thHill,
2013 Malpezzi, 2003). °l:= BIF 282 Kgo] o|&4 7|5t} Aol A4 si4 7hs/d=
Als ol EtstaL, 2184 ok FHIE 7Hoks 239 544 4, Ao B S 5E0| ZAlst
7] o & ofdzh XY A4 2 misspecification)tt M= ZH YA ZAIA = AEA]
Folth= A WA= ] ok

Ty 2501, 71AIlE 719 ARsAg R o] S 74 el ekt o dE g7 1d o s
P = Qlth= ARde] HE| T QeH(o]1s - o744, 2020; 389, 2020; Antipov & Pokry-
shevskaya, 2012; Hong & Kim, 2022; Hong et al., 2020; Pace & Hayunga, 2020). 3], 7f¥
FEN0] 714 alZol A FEHR AikE Hol1l Sl 2 W EHAEW XGBoostet Zo] it
“JUHdecision tree)2] FAES B85 Hgolrh. FAEA R K D, E E0] 7RIt
T2 3 ol gt AR 71 Qlo] F=o1Xl Blo|BE B3l HlAlg 2o]al Eol4iol E4 7o #AE
A0 = o5 4= QloH, o|= I S8 7HA 9] 574 =S FA #ol= A 2= YERGAL Qi
o3t 7| Algky BE-2 71&2] AP 3] 7|8 HEol H]sl AJthA 0 &2 HeHdo] =2 Bt ol g,
AR A& A5 ol oM Pt 0] e e S = Q=2 0 = TRl JltiHong
et al., 2020). 71 ZoJA T E3| 7|& 2§0] oFdL HiEA 0 7 H7lsl= BAE EF] ¢yElE
(XGBoost)o] E3] & AT} eFgAde Hol= A o= AHA AriHong & Kim, 2022).

2 A79] F42 XGBoost Fa12|E0]| 7RI AFsAMI EH(AVM)E o-8-5to] %= Tele] 7
ORI} E SX|(HA| W 2t HFE) 71 ZF ARHICHE7 1) A2 0 & 451, o] & B3l A|9E
FEIAPER 7H £, B, 193l T AA| B HekE A TS S Sl H S ARk Aol
B A7t AN SR A2 7HARG7 okl D AVME] HEAS Bgato] A HAQ) 714 B2 E
AR 78-Sk 1ol o &89l 7HARIGTH AR AlEShA] Foks A H ARe] Rtk

ol 2HlS 3517 LlsliA= AAH Amit ofue}, A= &9l 7IE oE Tx|of A=

Tt AJE7}E Q5ith 2 oA = R EAR C 25 E Al A= /I ot E @A o] B

I‘l[‘

fijrt

D BER0R AT K714 Ao B2l 3 Ao ozt A 29 A 18 ust
(24 9 A Aol e 1A J1E o] Al 5 Ure] PHEX =0 a7, of
% arol 292 onjtt

Housing Finance Research, Vol. 10, No. 1, pp. 61-132 63



ololl
ox,
10

o, ol=4d H?L:TEM Pt TESH AW = 71
= Qleh B Ao Aa = 20124 3¢9 195 E 2024
304%F 12, 517,131@01] 5= 7 olhE Tx| 9]

Y Ee}l olutE AAH HEE ARESIS
AFE7t = T PR AlEEtaL
44 14 Alo]2] ot E A 4+ 6,118,
B YRS 21l =], ofi=FEluetel EAok= A oHE AT °F99.19%(2023'H F5+
8 S )& -S-lue} A oFItE 12,631,608 &)l sffidok= Aot wheba], & o] 292 =
S-2lzete] oftE AP ZAQ] Aol thet A1 M 718 S0 77ke- At € 4= Qlck.2)
2 Aol AAHF A= 7 oE 71A 2] AR A4S 913t ksl AREEIRLeH, APE
A 0] B FR= T2 o 2A, 5Ue H22 A 7ol B4 184 0= fAIFe =/
it - HSe] JRS HiAISHITE o|F A 3745 oltE TR E THAS IR o & 2 A= T
HA9] St B 9 11 S0l FASIGITE A, 7 AFollAls A Al T A HE
7R 9/m?)2] $5& 341, A9 7H Y A W 7HE BR0] S0l 5 S5t EX, AR
PIR(price to income ratio)y= AFgs}o] X/ olutE 71-Zo] 7119] A4 Ll tjH] o] = A =9]

[‘ll‘
m&"

3

N

S50]3L o o]} 90w of @A WBSIHEAE THH O Ak
B AT ANISHE 2 24 7N AV TS Theah e oS 2t S, 2 o] ik

AE2R1 7HAR| e 2] A 4] 714 o] Tt A HE A5t ol A& tRE 2[99 7H4
= A Bl 5 QA sk, 714 o] SR ofu 2t 4o ARA ol gt sl 7Hs A St
A, & A7 7 Ahs AEAR] Aol SGohs FdZ B9 7H FolE S R
HHE ) 2| 4=0] FEAEHH O] 75 (Gatzlaff & Haurin, 1997; Melser, 2023)°14 A}-g-&tt.

A, W52 7V 57 AR 7O vt sk PAT R RS BFsle] 319 Avhy

7H4 F0], 91, PIR, AUAle & Tt 244 A 2= 44| &2 o 3l o= 7189 agd
L vpAFo] SESHE Al AAPRIA e P2 02 SR E AC®, ARl tigh JHE HIdS

A 0= SAsITh
2 A7 S vt A 2 2 Aol -8 71719k 71K AU s

arefEe] Higt 274 B I AP ATE2 AESIA oM = & ARolA AR Azl
SR AEE AN IVACIA = i S8 7140 High 7
Aol AR 71 AskE 7THE ARSI g o] 7iE ol E TS
Jol=AlE AAR T A =S 53l HAESIHT VAelA = A 9E o
IL2] 50], 714 Eat57d, PIRS F0l5 AAIRIT Vo= A& B T A IAIE =2l

i)i' e = m,d

r{m

) 59 1) 0] A R A UG AS 24 AU B
24 ool g A9] AAo] TS SARES 92 4 gt AL ofulgie).
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Ed] PEE 7 ASAPYELFE o8 AL FEHA 2 U5 A= ofE THA] Al Ao AIA|E 24

AEA 0 FEZIA ARSAMI R P O = 7P ] ARl HIHS Sy 7H RP Y Aotk
3=y H &2 Lancaster(1966)9] £:H]4} 0|23} Rosen(1974)9] A5 o124 EH|= 5lo], T
A 7HAIE 271, &, ¥ g o] 11 882 745k 3450 tivt R Sk
Hh2lole}, o]zt A WPAL 7HAofl Gk vIX= I S 8 7FA ] HAIARI ok TAE
APl A7 5ta(Sheppard, 1999), 01X AA2E &5l 7HE ALY A& ] HAREAE S50
Z=Al= " o 2 =i}

Sy B2 AA o)1, AlLof izt 7HE A 5= B9l A A5 240l 48E 5 Sl
EA 0= Q5] g Aol A-8A o2 G ARG o] fitt T3y sl H o] AJkAo] 1
e o BAIE 7HIS R AR E QIs) A SeEof] et e 7HE S s ]ol=
A7 itk A= g A ek Aol A= 9 7H 0] 7 B4 Atolof Bt o8t
HIAFA TAZEEAS 7Fs/do] AR, L FA414 FEiE B AA AR dAY @k
Aoz ‘:‘Joé o o= /7] diEoltiMalpezzi, 2003). A4 & A9k 7Fgol 719kt 8=y
A leZFtHEkeland et al., 2004). o= 3y X o] =2 34 7S
11]%"3]'7‘]‘3}, 78 8 7HA o] gt o &2] g oM = =41 AlekE 7 AL Qe SRl
AA 0= A AAsAFI g 9] S8 UutA 0 2 AREA Q1 W {jofAHE S=3Y = oj gttt

ozt WeoflA], L HlolE £4] 7|&9] FEA WA 3, 714Kl 7RI ARSAFY g 2
&8 7FsAo] FE5 11 It Tekouabou et al., 2024). 1 504 = E5] JAFEAA U (decision
tree)«] FAE 71H A7 8 7 B4 73] BAIARl o ElE vl 7 2 et

11, FojR Hlo[elE-B3f] vl olal BobAQl B4 55 A 0 & RAISto] =8 714 ol 59
Xqﬁ]f*é—ﬁl 71802 EA 4 Q= A0 7 AeA JUTHEA 2], 2021; Antipov & Pokryshevskaya,
2012). ol&Rt 7| Al R 264 mat g 7FAT R WS 7o) YA BAIE Ao s
SiAst7 o= Aetdo] Wotd 4= QIAINE 1o e AAM P o] =8 =31 i 8 714 9
7500 ofAt= 71 HES] S A d3loks A= 7H 4 Qltk. v A =2
A UTE] W IEZ B3l FH7HE I59] AdeMdo] 71&E He2] mgo vlsl AA5] 7/iE
S-S B 51 QItHong et al., 2020; Kim & Hong, 2024; Pace & Hayunga, 2020; Park
& Bae, 2015; Rico-Juan & de La Paz, 2021). oI& &°], Hong et al.(2020)2> S H 291 JAE

71RQ1 e EHAEE o] &sto] tighil= 4&2] e A o E 7HAS #A5159=], 71Alsks

7|4k 28 9] o= A &AJo] s E-S Q 2 mean absolute percentage error, MAPE) 715

u!
ofll
rlo
l-ﬂ
Jb m
e

O,
Ir

LM:
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ol 8 A S T AF O B

= oAl A% 2191 A2 S8 HA gl /AgA L 1

H]%@P R e, /P el) 550] a4 e 158 o} 1 2891 7] B

. E5] o] WAL WS 71e] l41Y BAS AAAYA BHY 5
oy

Row, T8 710 %L 1 Al At F e g2 Wt B0 High glo] 2 dHoto] #dst

Ha0] X*TH o] ofd —v*H(rank)Oﬂ EPEP 2% o}i AR tH_—roﬂ TS A
& ZAIERE 28 A2 Addlo] 11 ghe] Ao =717} ofd B BES3] AT A &A ]
Ofsf) 2=, L A9 ols A7t apl] STtgtol] sl A A=A =t Et oAFES
LHo] o4k oy AR ollA 52 Alleah)oll =23 252 7HAS SAKH (B F= 59D
o= FARE g3fo|Hg, oI5 fide] B4 HAE Hlofuhes Ak ZHete T 52 o B2
BRI ZL—‘;—"J 714 ‘ﬂ%’% H= X} ?37%1 Zﬂ‘*ﬂﬁ} °1€1°P —?ZZ %*é%—“ﬁ: e} ol A=

¢

Ol

49 1?5] valﬁPﬂ Xk@—*‘:} 7 EH”-H:P—«] o] ] X# Fho] 2r3t= o] JlH ek,
TR Ha2of| et A7} 5] 7‘]'34 A 15 71 W9 W= Alofel= oF, AA| #2-2 e
2 AR A3} A v|Ae dFE ARbA ol

WU =0 = ARESHH, 4 & Aol AUAA SA TR A= o] 4183w 4d50]
ol A= AR ZAPZ IS 4= QU o & s dst] {18 FE7H oS Rl = v
«V\} BUTE Aohe W= 7IRo] T2 EEETh Bl ol 7] GREHUTE B4
o B= A 0= Agolo] Kot Helelal QMg AR] B Ee T/ ok S woketl, ol ‘ﬂﬂi
7Hel 7HtH o) ol& AE Ao 2 /i U 7 AU @75 AAAIZIAL Hep AN
ZAIE D=2l o2fet = 712 FA| vl (bagging) 2 F-®(boosting) O = F-E2
4= Ut v 2] ARl o 2+= Breiman(2001)°f 2J3) AJAIE HiE X AEZ} Tt o]

HloBE A= TR 4] 0 = REEA 0 2 MEFSlo] 1A 05 SRIE of2] o] B al&dkE
ARESH= Ao} 7] AISRE S S8Rt P 0] 2710 Y R AE: %ﬁk@j %17}"4/\ A=A
t}. ol& E°], Antipov & Pokryshevskaya(2012)= 2AJo} JEHH| 2.2 5 0] ol E 2 8487
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£ QS 7N SRS o] 8 AT FEVHA B 1% A oluke O] 24 o) A 4]

il

of| thgt Hlo |8 E A5 A} e Eﬁﬂ—ﬂqe ofe] A& HFo] Hlef =2 S =S YEerd
oI5t T3 Ho et al.(2021)-= -FollA 187 A4t 719] =8 A A =s

BEA5l0], AF LY AEL} HAE 7]HEO] E‘:“—O] A A E] 7] Al(support vector machine, SVM)
Ho} o A& FE/do] H32-2 ERIII. Yilmazer & Kocaman(2020)= El7| 471ete] 545t
TA| FZ2E A vt (Mamak) A9 AR A7ste] 264 Sl sy ZHAES B3t
W E7He] 2oHE H|w ol 1 23 s ZHAE= Q21 WL ERSHA FA%= Aol
1 FEE RS0 2Aslelo] Sl PR oS o] ‘3 HolH=A £ 0.734)2 SRIsI3ct

FARLE o] d @AlA A all&H TlolE ZRAEE th GAl0A BErt SHH 02 iy
AR 0 = 52 ol Aol ol /E UR-E = ﬂ;ﬂ—i AY/dok=Hrd, A"
U7 HEEE AiERT HlolE o]l 242 o] tha U olE Bl 5= Y=ot o]
2 HARL 7 e TIRMYS A% 0 2 £o] 1 A Q] oS HE g A&H e %04‘/}?}
t}. o]2{et FAY WRAS A1 o7} 2 578 71 oS04 Hold & BTl A= Ae s
221 XGBoost(eXtreme Gradient Boosting)®]th. XGBoost= <A 0 & A28 QJAFEA Ly
F=571010] o] d ©A19] al& @75 FXA o= A OH"V F= A0 & 253t 2 U= A

TEE U7 St AARE 52 0 & SIGSHe s AAlE 0 AAIF o Z dgEs &

XGBoosti=543H HIAY TAIE G312 0= gAisto] glofejof iAfie +-25 &zl f o],
L9] E440E Alofolk= AelE E-8ste] et ZAIE Erh =40 wd 4= Qi

29 B A= G NE FE7HE A5 2lo] XGBooste] && 7HsdE TSIt
(Guliker et al., 2022; Hong & Kim, 2022; Ming et al., 2020). 95 E°], Ming et al.(2020)2
XGBoostE HIERE FAE 7N RS0 254t 71 d&of gt 4ds2 Ui, 53] 7140
VIS U= B30T ¥ 2 AL ot A2 0 & sksolo] He-4] R ate] s Aol et
Th= 21 H o5l oW, Hong & Kim(2022) A1&9] otE AAZ 7 AF=E 7192 2 XGBoost
£ H|ES QAFEAH YR YS9 d=Ho] %%‘QH—‘?——%RXKMAPE) 71202 4% W elo] Bty
A2 02 &go| 7hs3t pEdS HolF

A AF-E2 S ot =l A = W}Eﬂ] S = FAlele oS 5o, v - 784
(2018) SAFEAZIUE 716 B3Rl i RHAE, TTAE RAY 3 ELE HIRS thfet
7|ASE 7HS E-85to] ot E 7HAR o] tigt ol A 52 AEA AAIE B} H| wSkgir
B4 23}, 53] GAEEAUR 7IRE H@EE0] A AE 24 Bgof BIs MR o = 243t o] &
e o m, APgo] F25] HEshe Ad-ollx] FA] a5 Adedo] Bl FEAA =S
HW. o]0 - 0]734(2020) A1=2] oIE AAH 7T A= 719Hd= ET| 2 XGBoost, HY
ZYAE, Light GBMI} -2 QXA PJE 71 9] A8 246100 &4 Zik= o4t
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ARUE 716 eSS Bl A84 Y ByolA Uehd 4= Qe TR 3 o= RISk dlE
E 2go]

TS FET F S-S HojErh 399(2021) = FEHARS] S diY Y AE
A Z2Fsh=A]of tisl EA5kaL, 2P &2 A RS AlAlsoH, £7421(2020)=
g 7]5ke] Al &ar ﬂ—{XGBoost LightGBM, CatBoost)2 3|
FEHA o 97 HYS 7501, e S8 vl 2SI =2 200995 E 2019137k
A Aol A AdE otkE Hir glo]¥ 620,6177 %’O‘H Aot A, ey Ko B A
7HA ol izt l50] Bat WE-E QA7 9F 11.5% WLIQ1 ¥HH, XGBoost, LightGBM, CatBoosti=
27} 3.7%, 3.8%, 3.6%0l B3Rt 2 0 & LRIt ol QAR UT 7[5t g 9] of &2 o] T3]
AR SH(E, ABHQ sl 2ol Blsh)iE ofueh, A&l SHIA = 4ds] =4 Ut
L, 71 484 A go] 4435 wrhe A Hojeth
ojA 9 FLo] A2 AU 71HE P Y] A5t B8 7hs/gdol tish HofFal it
o] AJFolA T A= T3] 9IS A5 AAE Hol, =2 oS e 52 E-85to] o2 A
T AGS B 54 08 FA451L oSk Hlofl &-8-F 4= A=Aol Hie 'R Yol =
FAlolth 27] AVM @7H 2 7HE A4k 757 A9 3ol FEE Tt (Antipov &
Pokryshevskaya, 2012; Park & Bae, 2015), #|olli= AVMo] AF&Esh= At = X|E A%
A9l 714 FohS IS0k =R G5 = Al e Sk g %01 Gallin et
al.(2021)< Zillow?] AVMZ 8-&-5t0] n=9] & FeiRp;E 7HX| & 57 6HAA], AVM 78] A1
F4l(stock-based) S%4J0] 7]&2] HHEH{ul x| A7 79 A7 e H Q 7@& A A=
AR o 2= HoiE HE Utk o= AVMP| Tt 7 A7 0] Tt E g o AP ZA| 2]
7 752 576k R 282 4 USS AKRIT

Al 20220 ol AL 5 05 oIS ko] WREALES AF S
2.§310] 2] ohtEe] 375 7142 A7), u@-zm el A7iE ) 2HAS 2
oo 7 5 A, L A8 e Ao KB 0
A7) 118 7H2] 47100 o ZA) hebk Eluouw 71Asks 7]t 24o] 71
A)%e0] R AS B 5 S-S AL, 0l BAT0251 LightGBM 718 AVM

& 50 4] RS oF 719707 GG 0] 2 :Q_w R VAS 23 5, WA 7|27
o 13| 7 B T2 emfold| 2 71 A5 AP0 R BHE ol Y 0 2 38 5
w2 AlEo] ofeiHd 249 W] /HAXI%Y TRs e AFsET.

Qi 2 ook QAREHES BAUVMY] 27148 B8 1ERT A2 FAsht,
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Ed] PEE 7 ASAPYELFE o8 AL FEHA 2 U5 A= ofE THA] Al Ao AIA|E 24

5702 33 glom o] S B A1 7 712 BES9llvhE ARG A4 Bae] 29 U
. 3 A}20) ZHolA] T AYATIH AL A] S B et B )
o0 3 W, B e A 1770 A 0] ofmhe A3 8] oF 1,2508F S(AA) 99.1%)
37 tgoR sto] B4 Wet AV Het

B Ao A Aol Sl A ok WAI(SHA) W) 2 B AL 24 H, Aoz
ok 72 4t B, T3 A ] FEh2 ul2PIROIt AU Aot e Fast B
AEES AT Aolth, ol2 B ol AAsH Hig B9l 7120] BARE 47 B0l
ofelsiEl 714 Wishe] o] & 1|9 7k o] E= Ao 1) Bxo] et WL AH o BEY

e oA AFA 08 Bk, A vlig kA Bt A HoIS

Reshe QP 415 whAlo] R7ES ANIBIT T3 ARG HH 2020 AL 257 AHT

LRro] ofafat &= Qlet. BAPE 2 7S 8B AIRANE 83 EAES 71 &) A AU ARG
20179 0.5840014 2 0.625 $F7IA] A&7 0 2 531922 H1sHH, o|=Fe714 AJ5o]
7 A EE S Alslel 2784 A3kS TS AW RITKHA - ug e, 2021; SJ5mpdE, 2025
g9 2], 2009). THH 8 714 AA| Q] H27t Guht Bt A1 E AHHTE) TelolA S5t
= AEE EolHal it} Kang & Koo(2023)= HEI-EY AAH ARE E-8oto] A2 2574
A0 FE7FA AU AGE ARESHL, o5 AR E30] A FAo) -8513ith AA-X
%1(2021) TS FEH7HE B 50| AFols 7Fs/dol thgh 71dhel mjA= JFs B4kt
o3t A 52 FAX 0= o[ ARl T8 7HAT AL W ApAL] HILE thatid 2 F2{51A

aQ
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AT} Aolxle] GTo] A& ) TR AR 24 A1 710 R Ho] EAfok= ol E
A2)0] P RS T %Oi A2l et TS A AP AL A ZLAAE 7151, AR
Z2E 29 & FH 4L 12,517,13158 20234 QITFHERA 7% A olmE
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1 3.95 3.95 0.27 93.25 99.03 99.69
47| 2 3.9 3.94 0.26 93.35 99.04 99.71
3 3.97 3.97 0.30 93.24 99.02 99.70
1 5.87 5.88 0.58 83.46 95.84 98.47
4H 2 5.83 5.83 0.64 83.57 95.89 98.50
3 5.84 5.85 0.62 83.43 95.94 98.48
1 5.72 5.73 0.55 84.72 96.22 98.49
= 2 5.73 5.73 0.64 84.80 96.09 98.42
3 572 5.72 0.59 84.91 96.21 98.53
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ololl
ox,
10

B 4) AL
X% =2 MAPE COD MPE (10% (20% (30%
1 4.81 4.81 0.44 88.45 97.65 99.25
Ex=1 2 4.82 4.82 0.37 88.42 97.68 99.19
3 4.84 4.84 0.41 88.31 97.74 99.23
1 5.96 5.97 0.55 82.84 96.18 98.70
H= 2 594 5.94 0.61 82.97 96.18 98.68
3 5.96 5.96 0.64 82.97 96.16 98.71
1 6.08 6.08 0.61 81.62 95.76 98.64
e 2 6.06 6.06 0.65 81.89 95.83 98.58
3 6.09 6.09 0.60 81.85 95.82 98.59
1 6.67 6.67 0.76 79.97 94.54 97.94
a5 2 6.67 6.67 0.86 79.81 94.58 97.93
3 6.73 6.73 0.85 79.81 94.57 97.86
1 5.46 5.46 0.56 85.53 96.87 98.93
ad 2 5.44 5.44 0.51 85.58 96.99 99.03
3 5.44 544 0.52 85.65 97.01 99.00
1 7.33 7.33 1.29 77.31 93.15 97.18
iz 2 7.41 7.41 1.17 76.82 92.87 97.13
3 7.24 7.24 0.89 77.46 93.24 97.32

x ASH 32 05l HSHEICE

- =0

AVM, automated valuation model; MAPE, mean absolute percentage error; COD, coefficient
of dispersion; MPE, mean percentage error.

A AR 2 AHMAPE)S 71502 AW EH, 5 37 A %=(77] 3.95, A& 4.32,
AUV 4.27)2F Hi7H4.57), T141(4.48), S'H(4.82) 5 671l A HolM 4% Tz 1 ofste] W2 2Ake
o] . 11 &f FAA(FAL, 33, 24t A S5 A5 5 871 A F2 5%H=
Uebgton, ZAH(6.08), 7856.69), AIF7.33)= 6% S J2I5t 3. Bl =AY, 53] AlF

g5 AAdolA ddid ez & APt = ﬂt A2 Ol AH AP 27T &A] ZF o] Ado] FaL
72 Rl=7} ot Slsy o] Wierh W2 HloflA HistE Aoz st Il 71 AR&0]
S AFEA 7%l i HE ]‘I‘Oﬂ/ﬂ MAPEZ} Rt Al 9 o]l MF-Ette 2, L9
A= U= vl P A oM FAIEAL e HoiET

o3t B2 AEAS(COD)NA = FARHA B 7371(3.95), AX(4.27), A-&(4.31),
tH7(4.48), HH4.57), S'6(4.82) & 671l A% COD7}5 nvko & Hebgtom, FARg=AlE
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Ed] PEE 7 ASAPYELFE o8 AL FEHA 2 U5 A= ofE THA] Al Ao AIA|E 24

A S E D AE 5 87 AFG2 5~6 0] et AFH(6.08), BE(6.69), A5(7.33)2]
370 A G| ATt 62 tha A3]51ITE TAAO(2017)= FA-& FsAto] tisf] Yuta o & 15 o]3},
A AAoA= 10 ook CODE Fagt 0= Hilsk=t, & 49 P =71 =2
AF(7.33)% 10 oot S 2 E0 2 313]510] 1771 Al-I2 HAoA TAAO Bl 7|5 S=31ct

T 3H7HA] 35%19) &8 715/3E =0l AR BAHE-QXHMPE)2] A%, AlF(1.12)5 A<
£ 2ol AGEE AAAI Tf| Ei= T
Al glo] A9 EHIA AI5-S TR onfdith. £5] 7471(0.28), 217(0.30), tH%1(0.32), th+
(0.37)2} o] Afiggo] 5t = H-F Ao A= MPEZF0.3% W] 9] ull-- -2 4=2ofl 4] 91
Ao A oH, Y- A5 5 B A GO = 0.6%~0.8% ] HollA] oll& HaFo]
= FLokA 1%E 303 AT 9ol Ao =5 A= 1.12% HEE, A &9
Polu B BARRO] AkEo] AA A IS et Fwo] WIS ol Ao g PrHL o]
B A7) ek XY @9 7HERE AR o] AR 0] A2 F5ES BolEot

upx]Eto & oSGkt AAgre] Alo]7t Y 425 ofoke RAIE=AIE H7Fk= hit rate EA0IA]
£ A9 7F R332 O] Zo] H|wA] FEishA T=HTh +10% O hit rate= 3= 37 A]- =&}t
Zof| A 90% ©14 7871 93.3%, A& 91.9%, AH 91.6%, THH 90.6%, - 90.2%)S B!, 11
9] FAA] 9 F- A oA = 85%~89% F(FAE 86.8%, B 87.7%, =4+ 86.3%, A& 87.7%,
S 88.4%, 7' 85.6%)°1%]tt. ¥ - FE-HE- A 5 HleEd BX 92 81%~85% =0l
HEF on, FE(79.9%)T} AIF(77.2%)°1= 80% vlete] 71 W2 hit rate”} BEE ). 5%
QA 7|2 A3tebd A 7t AXp= HEA FA £20% 710l = BE(94.6%)T Al
(93.1%)= AT 1570 AGoA 95% olAtol, +30% 7]&ol A= HE(97.9%) T AIF97.2%)=
A LJet = A QoA 98.5% ool ZFHETE. oli= Bl YR HIGEH EA oA +10%E=
F2 o1& 22} 71200 ol oA W2 AFES Holl ofut, FAAQ AlS k9] Y AAl=
A Aol AA - AghA QS HojErt.

SstR, 2 704 ALSE XGBoost 7|9 AHEAPRBE 13 177) B A2 ol

¢}

ot
o
=
)
18
H
n
)
s
-+
x
)
Bw)
f
4
ult)
ot
o
8,
=
)
r

IAAOQ017) #7182 F55R= AHE 527k A2 A2IeH A Ao +1%0]e] W o2
WIS U2 02 HeiTQlck, A% 7H YOI DG ARt EASI(S3] A ML v
T 71 o] Aol & UK HISEA G0N B 518 93 7129 HFEo] tha 1) ol
a4 B2O| W Ho|2 i vlEs Aeliele Ane shHH Tl BE Aoolq Ax
2 WY 71%0] Y S ol PIHL RABIL ek Fe, B 2 3o pE T
7V o2 o et Ao W ROl B B4 5 UT BAY S0 B8 /Rse AlE S

258 AN

Housing Finance Research, Vol. 10, No. 1, pp. 61-132 81



3. Al 7ltt EUtE Sttt 38 &

2 AT V.20 A -85 29 3-3 AES
74 B2E A-3oE] gt cllEol Falohs B k4l
ghotal glo, & 7 g0t ol 7HA2 s AT S A1 1Y W(in-sample
period)oll #IX|5k=7120]7] wizo (e}, 12t o] 2Rt o] £ Al TU A1 2] At sl
7} #20]| BAlof Z3E 4= Qlo], 435 A7 AR FH(temporal leakage)oll 2Jsf tha YA o
2 371 7Fs/9S s viAls | = ot whebA & AojAl= ol =gt 7 doll it Bk
HAEZA A1 7|4 B7KHtime-based holdout)E 712 493t}

57} AR vt Atk B7F AR VY SR Aot sy -2 ol 7 A A
3 7ho] AAH A== PPt & 7 Q| A Al Shs 29 Al H eIt SEEA]
or, o]g Bl Al FE9] YIRS YHH o2 FBARICE E o= B4 717 HA oA 4719]
i3 F7FAE—20154 1€, 20189 19, 20214 1¢, 20244 19— 55 7|71 53k 34

HA 0% AAsle] ATks AXG. o] ] AlEe Aol b7, A% A, 3571 A%, 24715
27t wsie], thofet A RO WY A0l AR Sl BT 4 oA B

(I 5)+= 1770 Al == Al 718 g7} 235 =5 Aol Z2ikE a°oFshd E}%ﬂr 2tk 3A,

1770 A-=9] Hak MAPEE= 20154 1€ 6.07%, 20184 1€ 6.24%, 20214

149 6.61%= YePTh ol 5249 3-3 w45 2721 Bt 4% Welol Hléﬁﬁ% E}i *J%ﬁj
S IAAO(2017)7} A Aol tiof] Ealok= AR 7| 52 1T o] oA S=EofA]
o 5] F5 gt 9 ol YAz,

A4, A-E 23S v wshd 20219 1€9] H7F AF0NA Aol 7 WA ek, o]=
3 A1-0] 2020~202199] FA3 714 A5 bl XIgE A Bt 5] 24HMAPE
11.34), 7459.12), F4K9.10), A159.74) 5 7+2 ¥Ha/do] ZA Uehd L A HollA 9%~11%
2] &2 MAPEZ} #&EIth &, 85 220189 1€~20204 129)0] 34 A|7]9] FA3E 1%
HSHE AP A 0 & HgstA] Zoot7| Wizl YAIARI A5 Aokt EAet A 0 & i ET o]=

ARE 712A 2= 2i(extrapolation)o] 2] URISo] =491 TA|AS AlAFs, & A

7+ eks Al H 9 W AP 7HE B A0k e B 0 & Skl itk JojlA £ A9
A A3 ZpA9] Al o] gt AH A 91 0 & SR = o=t 3hE 2024 19 AR9] KAt
(MAPE 10.17, MPE +4.14)°| A& ¥4 2 qk9] Wafo] I=gl=t], o]= 85 7|7H20214 1
U~20234 129) S FA4t A1 o] 24 710] ol F H7H AIolA DR 35 = 5]
A 57k dAsto] 139] oj4to] ojH{Hid A= sjAHTh
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2] P 7 ASAIR S ol 8 AT T B S W oIt v W a2l A 24

(& 5) XGBoost 7|8t AVMQ| M5 7Htime-holdout L7}

X NS MAPE coD MPE (10% (20% 30%
2015/01 4.00 3.84 -1.27 93.91 99.31 99.85
e 2018/01 5.59 5.38 -1.80 85.09 97.95 99.32
2021/01 6.51 6.07 -2.60 80.86 96.84 99.08
2024/01 5.34 5.33 1.22 86.15 97.09 99.12
2015/01 5.08 4.85 -1.94 88.58 98.43 99.55
At 2018/01 6.35 6.35 -0.38 80.50 95.00 98.94
= 2021/01 9.10 9.04 -1.70 65.62 91.64 96.91
2024/01 | 10.17 10.19 4.4 77.58 92.92 95.47
2015/01 6.04 5.31 -3.37 82.62 97.71 99.44
- 2018/01 4.83 4.54 -2.01 89.51 99.08 99.72
2021/01 7.60 7.42 -2.08 72.67 95.15 98.74
2024/01 5.64 5.65 -0.04 84.46 97.65 99.59
2015/01 4.56 4.34 -1.68 91.15 99.01 99.77
ol 2018/01 430 4.19 -1.26 92.75 98.97 99.76
- 2021/01 6.14 5.69 -2.89 81.38 97.65 99.59
2024/01 5.24 5.23 -0.44 86.82 98.10 99.64
2015/01 6.41 5.95 -3.02 79.35 97.70 99.48
- 2018/01 5.91 5.78 -1.16 85.40 97.29 98.41
T 2021/01 7.04 7.01 -0.78 77.66 95.85 98.80
2024/01 6.46 6.44 -1.30 79.63 96.56 99.63
2015/01 476 453 -1.75 90.13 98.07 99.78
i 2018/01 4.41 4.39 -0.74 91.38 99.19 99.94
. 2021/01 7.01 6.48 -3.47 75.20 96.95 99.47
2024/01 5.39 5.34 -1.17 85.70 98.42 99.61
2015/01 6.02 5.54 -2.32 84.46 96.87 98.77
oy 2018/01 5.46 5.47 -0.46 86.30 98.72 99.74
. 2021/01 | 11.34 11.06 -0.56 62.66 90.14 97.33
2024/01 7.15 7.06 -1.24 78.91 95.09 97.91
2015/01 5.62 5.49 -1.09 87.77 97.84 99.28
HE 2018/01 6.48 6.44 -2.19 80.71 94.64 98.93
© 2021/01 8.28 8.12 -2.93 73.51 91.65 96.90
2024/01 5.10 5.10 0.07 88.48 97.94 99.18
2015/01 4.32 417 -1.62 92.02 98.89 99.78
2] 2018/01 5.02 4.87 -1.73 88.62 98.47 99.67
° 2021/01 7.67 7.27 -3.35 72.03 94.89 99.04
2024/01 4.96 4.96 -0.07 89.13 98.58 99.68
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ololl
ol
1o

B 5) A%
X% A MAPE COD MPE (10% (20% 30%
2015/01 6.80 6.30 -3.18 78.57 95.54 98.77
Sty 2018/01 6.41 6.29 -1.10 82.11 96.57 98.10
" 2021/01 7.73 7.60 -1.96 72.75 94.60 98.08
2024/01 6.94 6.95 -0.61 78.33 96.06 98.58
2015/01 7.53 7.41 0.67 82.02 92.60 94.56
e 2018/01 6.80 6.79 0.22 79.74 94.29 98.55
7 2021/01 9.01 8.65 -2.55 66.58 93.00 97.01
2024/01 595 5.88 -0.70 83.96 97.39 99.06
2015/01 5.60 5.42 -1.72 86.03 96.80 99.26
. 2018/01 6.35 6.19 -1.55 80.16 97.44 99.33
e 2021/01 7.60 7.23 -2.94 73.91 94.68 98.41
2024/01 6.69 6.68 -0.76 79.92 96.77 98.87
2015/01 6.52 6.31 -1.92 79.59 95.98 98.90
e 2018/01 6.19 6.00 -1.46 81.99 97.15 99.21
2021/01 8.33 8.31 -0.82 69.28 93.31 98.09
2024/01 7.29 7.31 -0.57 77.11 93.98 97.07
2015/01 7.40 7.19 -1.76 75.05 93.44 97.57
Lt 2018/01 7.59 7.51 -0.96 74.90 92.72 98.48
- 2021/01 8.14 8.00 -2.22 70.88 93.01 98.53
2024/01 8.34 8.37 0.17 73.30 93.13 97.00
2015/01 7.48 7.32 -1.87 76.17 93.60 97.75
e 2018/01 7.98 7.95 -1.16 72.72 93.59 98.09
< 2021/01 9.12 8.78 -2.61 66.98 90.94 97.19
2024/01 8.26 8.26 -0.83 71.86 92.72 97.37
2015/01 515 4.91 -2.02 87.62 98.15 99.57
St 2018/01 8.06 8.08 1.54 72.43 91.62 96.71
°F 2021/01 7.86 7.61 -1.95 73.06 94.22 98.29
2024/01 6.62 6.60 -0.94 79.39 96.42 98.87
2015/01 9.88 8.66 -5.51 53.73 91.07 98.36
Tz 2018/01 8.35 8.30 -0.88 70.85 92.38 97.31
2021/01 9.74 9.16 -3.97 60.05 88.94 98.24
2024/01 6.83 6.76 -1.77 76.73 96.04 99.50

AVM, automated valuation model; MAPE, mean absolute percentage error; COD, coefficient
of dispersion; MPE, mean percentage error.
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Ed] PEE 7 ASAPYELFE o8 AL FEHA 2 U5 A= ofE THA] Al Ao AIA|E 24

AR, Ha 2 XH(MPE)2] AtigrS 1770 Al- &= Hato 2 B 20189 19(1.21%)3F 20244
19(0.94%)°l= 1% Fro = A GA= 01, 20159 1¥€(2.16%)7} 20219 1€(Q2.32%)°l=
TR AFS5513int. o= AR 7149 7oA 5] wAaFol His Haldo] tha S ES Hoje
o} 7 A A1 Dol M +3%E 23k HEge] 87(684 B) T, E3] A5 20159
19(-5.51%)7F F4F 20249 19(+4.14%)014 7P & HgFo] DAYt Tl £3% =3}
At o] -2 SlollA] gt FAT AP = ¥3K2020~20219 F571, 20249 FAF AR
FEA gbd)ol] FFE o] glon, ofef A A Fofl A= HEFo] +3% olHjollA Bejdrt.

YA, 3-8 22} +30% oUQ] AFEL S5 20154 19(94.56%) T 54+ 2024 1€(95.47%)
T XS ARt e ARG 2ol A 96% o1 A5, 78%(53/68)°1 dlidoh= X3 ollA]
98%E g3t oli= Qi R7dof|A] YF AIK- A o Bt HL=r} tha Aska A2, 594
A& A1) I HlE A= Al 718 B7F 2L AeH S HJETH(E 5)).

S, A TS BARE Bt A4S 71 AN E 2 B2 AIRS] Tkt = Hel A4
UG 45 o] L RATIE A 719 B oAl F2H9] wabAFol vsh HFd(MPEZ
Bt QAHMAPE)7} thas S| w, o]= APg] L2 W3t A5 A1 (53] 2020~2021E 5571
A)ol|A Feafzlet. et o]l s Aok Sisy Al H9] o =o] ot 2AofA WAoh=

I

>

Al Fols, 2 77k IV. 2ol Aeis 57 AL 24 Bajo] naltiche Bohe

4
30% 258 S0l A1 7]8 87} 24 E FEA thol
=

7
715 W W AS 7128 1S EEaI9lt), of A ZEe] 712 wsle i)

7K 52 2 BE5He ol ol Ts] 2 Aol A} of 2ol o] hAo] ofd e

FES tVdoz AR AR AAlS] Bt S a2kt Hiell 21 2ot k. Tt o= AL ]
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£/ WislE 1Efet A1 QJn|e) 7FARG ot el g 2ol 71RIgH 71wt vl et

A, (R 6)2 %= D X Bt 7HE 58 BofErt 20249 12718 71, A5t 1770 Alee]
== Bt OFHE 7HAL 9F 4709 ¥/m’ O 2 YERdTE A&o] 9F 1,1219 ¥/m’ o2 7
o, AL 71Eg10m, T thg0 2= 77| %(F 5207 9/m?)7T GRSt 717 W 7HE o]
URO 2] (R 1819 /m’)e1glem 11 the-0 2 W AL A (1865 ¥/mP)eI et =t
Yt oltE 7142 20124 18718 2F 2407 /m? $25019 01, 20241 187 1471A] 7k o=z
A A0 &2 YRt E3], A7E 5015 B 2012137 E 20187 = SR ARSAIS: Ho]
T} 20184 SHELE 2021d Aol 24 2551 20224 )% M| 24w FEiS Hojz)

(B 6) OIME HR7}ZA(HH: 3t f/m?)

A [ H=| M2 | RO O |35 | | SN S| 37| |22 | B35 |5 |15 | HE |85 | ZE | HF
2012/03|243| 471 |1218|170(228|149|205|204|188|266|128|151[153|142|122|124|182|167
2012/06(240| 464 |216|171|228|151|202|206|190|262|127|153|155(141]123|125|178| 167
2012/09|238| 454 |214|176|224]152|200|206|203|258|128|153|157|139(123|128|177|171
2012/12|237| 453 |213|177|224|152|201|204|217|256|128|153| 158|138/ 122|132|176|170
2013/03(239| 455 |214]182|222|155/203|205|220(256|129|155|161]138|127|134|180/170
2013/06(241| 459 |214]188|224|157|203|205|224|258|128|154|163|137|125|137|179|172
2013/09(244| 460 |215]196|229|161|206|209|226|261|130|158|163|140|126|142|183|173
2013/12(247| 465 |218]205|231|163|208|212|238|264|131|159|166|140|125|145|185|177
2014/03|251| 474 |221|211]235(167|207|214|238|269|132|163|168|142|127|148|188|183
2014/06(252| 474 |224|215|232|167|208|218|238|270|133|166|169|141|127|150/190/190
2014/09(257| 483 |227(221|241|172|209|220|240(273|134|171|174|143|128|153| 194|194
2014/12(261| 490 |230|230|245|178|208|226|241|278|136|175|176(143|128|157| 197|203
2015/03|266| 500 |234|240|245]186|210|231|250/283]139|175|178|144/130/161/200{210
2015/06|273| 514 |240|253|253[192|211|236|261|290|142|178]179|146|131|164|205|225
2015/09|280| 529 |248|266|261|198|214|245|263|298|146|179]180(147|135/168|208|248
2015/12|283| 540 |254|257|264|198|213|252|269|301|150|176|181|147|137|166|209| 266
2016/03(284| 540 |258|253|265|201|213|253|282|301|151|176/180(148]139|163|209|277
2016/06(287| 553 |261]249|268|200|213|254|287|306|154|175|179|149|140|160|208| 287
2016/09(296| 581 [272]250|275|202|216|255|280(315|160|176/179]152|144|161|210/300
2016/12(301| 589 |286|253|283|202|220|256|291|320|165|174|179|154|147|161]|210|307
2017/03|303| 597 [290|253|281|204|221|255|316|320|167|171/180|155|148|159|209|311
2017/06|308| 620 [293|256|281|207|223|254|324(326|171|174|179|156|151|158|206|314
2017/09(316| 646 [295|266|287|210|226|252|335|334|174|174|179|158|156|159|204|315
2017/12|320| 674 |293|270|289|211|227|249|321|335|173|174|178|159|158|159|202|316
2018/03|331| 729 |292|275|287|216|229|245|346|344|173|173|176/158|159|157|197|319
2018/06|333| 746 |287|280|286|220/230(237|348(347|171|173|174|1568|162|154|195|314
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Ed] PEE 7 ASAPYELFE o8 AL FEHA 2 U5 A= ofE THA] Al Ao AIA|E 24

A [ E=| M2 | RO O | 35 | | S NS | 37| | 22| 35 | 5 | TR |1 |85 | 8E | MF
2018/09(349| 822 |288|284|289|232|233|233|354|360|171|167|173|157|164|154|193|315
2018/12(350| 816 |286|289|288|242|243|230|356|365|169|166|175|157|165|151|191|314
2019/03|346| 802 |286|290|288|241|247|226|365|362|166|163|174|156|165|149|188|309
2019/06|350| 823 |285|290|289| 240|254 (226|377|363|163|161|173|154|166|149|186/310
2019/09(360| 870 |285|294|292|242|262|226|374|373|164|161|174|156|167|149|185|306
2019/12(376| 926 [299|300|299|242|279|234|393|389|164|163|178|157|169|150| 189|308
2020/03|394| 963 |307|306|319|246|298|243|453|418|166|169|182(160|171|153| 193|309
2020/06{400| 966 [310|308|337|249|311|246|473|428|169|177|184|161|174|154|194/310
2020/09[429|1,063|326|319|344|251|332|258|599(460|174|183|192|166|178|157|199|314
2020/12(452|1,098|372|353|358| 263|348|291|614|486|179| 191|200(176|183|166| 215|323
2021/03|487|1,169|395|375|387|275|374|306|631|539|192|205|212(183|188|175|227|343
2021/06|5051,207|408|378|423|281|388|307|617|565|198|215/218|189|189|180| 232|366
2021/09(5381,272|431|381|472|298|408|319|622|614|212|227|230|200|194|187| 244|397
2021/12|544|1,280|433|376|485|317|411|320|597(618|224|236|238|208| 199|192 | 252|404
2022/03|534|1,260|427|363|470|318|394|321|572|603|227|236|237|210|198|192| 254|406
2022/06(5311,255|425|355|459|320|388|317|562|598|233| 236|237(212|198|192| 255|413
2022/09(5031,191(407|339|432|307|370|308|515|557|232|230|232|211|195|189| 251|409
2022/12{47011,105|382|325|395|293|347|294|487|516|221|220|221|201|187|183| 237|395
2023/03|461|1,090/370|310|384|287|339|288|483|507|220|217|216|196|185|181|233| 391
2023/06(468|1,110|372|310|388|287|346(290|498|517|220|218|216|196|186| 181|234 /394
2023/09(477(1,139|373|314|395| 290|354 |294|504|529|223|222|219(199|188| 183 236|392
2023/12{472|1,125|369|314|393| 287|353|293|494(521|222|223|218|197|186| 182 | 234|390
2024/03|470|1,121|365|309|393|282|351|293|483|520|221|222|216|197|186|181|231|387

FAAH Olsls RS,

)

Aol oJsh, sl 71753t 2 219 2] 74 wgtol] gt Alol7t AkeE & 4 At (&
T2 (R 60 AHE EHE 719 Mok, (R 8)2 A2 AR =RE | w4714 HskeS
HojErt 55, e 2| Gt ARGl E 2018014 20219 Ate]2] 714 Ads-Zo] w9- Zitk=
22 & 3lom, 20229 o Fofl= HiFEe] A Fofr] 274 =of ol A o= T 2012
A} 20249 Afo]9] 2] ASE A AG2 42 A=2(138%), 871005%), AIS(156%), Al
(131%)°19, o5 A 92 F-FH LR IF- Z7% E=ed Aol &2 542 7t 53],
A& o) WA T olitE HH7HAE 20129 & 71508 4707 olglont, 2024 o=
OF 1,1219F ol D3| AEAIE Aotz 3 7 Ik 7HE w2 72/ Hotert W sh9

AR AHQ27%), S40%), S4H43%), BE(46%), A (52%) 0= LFEPy{Th
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H 7) OHIE Hx7td H3IE(TH: %)

N[ e [t e ol e o2 B | 271 el B B a]r= [ea [ 22 [ 2a s
7.7 I T A A N O O O I O P
8

o |01 124|010 82008 1.70|-1580.981.20| 164084 1.71 0,96 |-0270.73]1.67|18B] -0B
0o |100|-215|-0852.69|-165/0.54|-110|-017|6.62| 167 0.58 |-024| 1.3 148,0.08]2. 16| -065(2.19
2 |0|-05|-01|0.6310.05|-001 |0.53|-08816.91 |-080)0.19|-02 0,51 -091 |-016 261 |-087 |-067
205 |0-68{0.49|0.42|2.96|-01 | 1.80/1.27|0.541.55|0.11|0.99]1.122.07 0.18 3,66 1.85 2.18 0,03
2on |081{0.88{0.10(3.4a11 0311 32|-010/0.111.61/0.91 -0 |-0171.03-088 |19 2.48 008 1.2
200 |117/0.23(0.68(.08|1.08[2.82)1.331.95|0.91 1.08]1.29|2.32/0.23/ 159 0.98[3.51|2.08]0.93
2/2123 1.28[1.09]1.32|4.40|1.13|0.96|0.85| 1.03[5.44| 1.11|0.45| 1.05|1.99| 0.51|-0891.83| 1.00|2.00
2o [17]1.96(1.39|2.87|1.79|2.78|-0131.12|-0|1.771.252.041.30/0.87 1,57 2.36 1 633.32
o |0-47|-0n1.1812.00|-158-0250.16 1.96 -001 |0.62/0.302.17 061 |-080/0.11/1.37)1.18].18
2op |1.80[1.981.5313.031a.1812.79/0.85|0.96 1.02]1.151.2412.60|2.62]1.46 0,06 1.89 2.05 1.93
S [1.62[1.481.0014.07|1.36|3.92|-070|2.8310.281.53/0.92 2,62, 1.38 | -020]0.00]2.85| 1.64/4.75
2o |1-84(1.9212.00/3.9410.0714.17/0.9012.10{3.8011.81 2.26 -0050.700.69]2.30]2.29]1.47/3.49
o |2.66(2.7912.5315.59/3.2413.20/0.46 2.1814.32 2.702.49)1.46 0.57)1.64)0.11|1.72]2.22]7.04
2o |282[3.07|3.3215.01(3.3813.2811.3813.72/0.95 2.56|2.69/0.70/0.96 |0.80{3.52 2.76 1.70| 103
S [1.01[1.90/2.19|-310/1.05/0.19|-0|2.69|2.3411.032.94| 190,28 018 1.59|127|0.347.32
205 |025(0.10/1.57|-155|0.59|1.341-007)0.494.7510.21 0.530.05 |-046,0.91 | 1.24]-208/0.14].05
205 119[2:40/1.17|-164)1.07|-069/0.39/0.42 1,85 1.52]1.78|-045| 040|053 0.80| 18| 08/ 52
Soo |302[5.114.45/0.35|2.40/1.211.39/0.57|-267 2.95 4.01 |0.59]-02|1.97)2.48)0.44]0.78].50
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A | T= | M2 | B O O | 3 | O | 2 MBS | 871 | 28 | 55 |8 | 8= |8 | 85 | 89 |AFE
2/2126 1.60|1.41(5.16|1.232.87|-02 | 1.52|0.41|3.97|1.46/3.32| -1.14|0.27|1.62|2.46|-012(0.11[2.37
20y |0-60[1.35/1.39/0.12|-0|1.0810.52|-09/8.5910.13)1.20| 120,25 0.54)0.52] 081 |-028]1.45
S [1:83[3.77|1.00/0.91 -0 1.271.20|-0732.79|1.88 2.22|1.26 -046) 0,61 2.17| 113|161 0.79
20y [244]4.28|0.56(3.82|2.1411.51|0.98-089|3.3812.3211.76|0.36|0.301.07 |2.990.78 -075 0.57
2 [1:41/4.36/-081|1.60/0.50]0.59 0.5 -128|-419|0.50|-039|-02| 07/ 0.58 1.76(0.08| 13 0.1
20 |329[8-11|-08{2.06|-047|2.09|0.86 | -1657.80|2.63|0.14|-04| 15 -0 0,67 18|21 0.95
205 |0-84[2.29|-1281.55|-07|2.0410.60|-a01|0.61|0.89 125 -0 -0 |-035 1,86 1B |1 17|12
oo |4-67|1028/0.36|1.741.1415.691.22)-1651.69|3.84 -008 |-823 -069]-061 0.80]-008|-00/0.19
2 |0-18|-07|-07|1.50|-02214.1814.33|-18/0.601.14|138 -046)0.97)0.10/0.70] 14711308
20p |0%9|-178|-001{0.30|-012|-053 1.58|-2002.29 -082 14213 -082 091 0,38 17| 17| 16D
2o |1.02|2.60/-0210.06|0.22|-037|2.9210.11|3.34/0.46 |17 |-087 |-020 -085{0.40{0.23 -055 016
2op |303[5.79/0.21/1.561.2210.6913.2310.26 -0632.72/0.680.030.51 0.85/0.48)0.21 085|115
S |¢-4416.45/4.6112.06|2.4410.3116.40/3.5014.8314.36 0,02 1.002.28 0,63 1.32]0.66/2.03/0.65
2 |4-75[3.95(2.761.75/6.51|1.6416.93|3 62| 163 |7.351.27|3.572.1012.23/0.86 1.53]1.96 0.22
05 |157/0.27]0.99|0.6815.631.0314.25 1.4414.392.48 2.02 4.92,1.00/0.75 2.5/ 1.01 0.47/0.34
oo |7-26{1008(5.3213.7212.2110.87 6.63|4.63|26707.36 2.95 3,28 4.5, 2.85/2.25)1.66|2.87|1.45
o |5:35/3.32|1269| 102[3.99]4.82 4.87 | 1280)2.61 5.68{2.59|4.35/4.21{5:80|2.90]5 76 7.85 2.86
2tp |767|6.4816.26|6.32/8.2214.6017.5315.17|2.66 | 105 7.457.26 5.60{4.3412.535.72 5.59/6.12
205 |3:70[3.17|3.1|0.79]9.1912.05{3.69/0.50|-217|4.823.164.8213.1713.22{0.402.73 2.00/6.72
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E 7 AL
A | E= | A2 | B4 T O | 35 | T | 2 MIS | 871 | 8E | 5= | BE | BS |8 |35 |8 [Ax
2/%291 6.48|5.40(5.63|0.69|11.67|16.25|5.03|3.84|0.77|8.68|7.12(5.98|5.36|5.55|2.73|4.04|5.53|8.40
2/(% 1.07|0.67|0.564|-1.17]2.55|6.36|0.78|0.46|401|0.64|5.30|3.89|3.34|4.19|2.43|2.63|3.32|1.88
2/%232 -1.76|-1.61|-1.3%|-341|-300|0.22|-39|0.15|4M0|-23(1.67|-02|-048|1.09|-026|-005|0.76|0.49
2/((%2 066|-0(-03B|222|-236/|0.56|-1.56|-1.18|-1.8%|-0%|2.64|0.18|0.29|0.93|0.03|-015{0.37|1.61
2/%292 51 |-50|4D| 4058|400 48| 2% | 8F| 672|080 262 |-217|-062|-1.58|-1.33|-1.88|-0&
2/?222 666|-7.17|-6.10|4.14|-848| 464 | -632| 467| 5D| 741 | 463|412 | 4B| 481 |40 |-319|-5B|-346
2/%3 -1.87|-141|-8321 | 45|29 | -1.H| 244| -1.30|-078|-1.74|-048|-1.90| 217 |-2%| -0 |-142|-1.5|-00
2/%263 1.44/1.85|0.58|0.17]1.17|-012|2.20/0.71/3.09|1.85|-018|0.40/0.25|-02|0.32|0.54|0.46|0.70
2/%@3 2.06|2.65]0.21]1.26|1.91|1.24|2.43|1.48|1.18|2.35|1.30/|1.80(1.21{1.63|0.97|0.92|0.82|-0&2
2/%3 -116|-1.28|-1.B|-0B|-073|-1.32|-047|-03%| 20| -1.53|-015]0.39|-061 |-1.04|-0& |-087|-0&|-037
2/((%4 -043|-033|-1.18|-1.49| 004 | 1.0 |-044|-007|-233|-015|-0%|-0B|-0D0| 00k |-013|-030|-1.19|-087

XX A|HOREE9
A

1) %
0) A4 2X12| 0|6t

F|I'

AE | B= A2 | P O Q1 | 85 | OHY | S MIS | 87| | 88| 85 | 8 | 8s | UE| 85| 8 | HF
2012| ] ] N N
/3
2012
j [ 0971:4/-0.9/0.8|-0.1/1.7 |-16| 1.0 1.2 |-16/-0.6/ 1.7 | 1.0|-0.3/ 0.7 | 1.6 |-1.8|-0.1
2012
Jo | 20/736]-1.7/35|-1.7/22|-27/ 0879 |-33/-0.1/15 | 23|-1.7/ 0.8 | 38|-25/ 21
2012
o [22|78824/4.2|-1.7/2.2|-2.1|-0.116.4)-4.1/ 0.1 | 1.4 2.8|-2.6/ 0.6 | 6.5|-3.3| 1.4
2013
/g | 16/73320/7.3|-2.6/4.1|-09| 0517.2-39| 1.1 2.6 | 49|-2.4/43 84|12/ 1.4
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S B O | S5 | | 2 A | 871 o5 |8g| 85| 8 A

2013
/06

-0.8

-2.5

~
N
~
(o))
(@)

-1.9/10.9-1.6| 5.4 |-1.0| 0.6 |19.0|-3.1| 0. -3.0/2.8 |11.1]-1.3] 2.7

2013
/09

0.4

-1.2/11565/0.3|84|03|25|20.1)-2.0/ 20| 4.8 6.3 |-1.4/3.8|15.0/{ 0.7 | 3.6

2013
/12

1.7

-1.2

0.1120.6/1.4|95]1.2|3.6 |26.7|-0.9| 2.4 | 5.9 |84 |-0.91 29 [17.1| 1.7 | 6.7

2014
/33

3.b

0.8

1.5124.0/3.3|125/1.0]4.7126.2/08|3.7|8.0]9.8 |-0.1/45(19.9| 3.4 | 9.2

2014
/%6

4.0

0.7

2.7126.6|/1.6|12.2| 1.2 6.8 |26.2| 1.4 | 4.0 |10.4/10.5|-0.6| 4.7 |21.5| 4.6 |13.8

2014
/09

5.8

2.7

4.3130.5/5.9|15.4|2.1]7.8(27.5/2.6| 5.3 13.313.4| 0.9 | 4.7 |23.8/ 6.7 |16.0

2014
/12

7.5

4.2

54368/ 7.3|19.9| 1.4 |10.9|27.9] 4.2 | 6.3 |16.2|14.9/ 0.7 | 4.7 |127.4| 8.5|21.5

2015
Jlac

9.5

6.2

7.5141.17.4124.9| 2.3 (13.2|32.7| 6.1 | 8.7 |16.2{15.7| 1.4 | 7.1 |30.3/10.1|25.7

2015
/06

124

9.2

10.2|149.0|110.9|28.9| 2.7 |15.7|38.5| 8.9 |11.4(17.9|16.4| 3.0 | 7.2 |32.5|12.5|34.6

2015
/09

15.6

12.5

13.9]56.5|14.6|33.1| 4.2 |20.0/39.8|11.7|14.4|18.7({17.5| 3.8 {11.0|36.2|14.5|48.2

2015
/12

16.8

14.7

16.4]51.6|15.8|33.4| 3.7 |23.2|43.0|12.9|17.8|16.8|17.8| 3.7 |12.8]34.5|14.8|59.1

2016
/33

171

14.8

18.2|149.3|116.5|35.1| 3.6 |23.8|149.8|13.1|18.4(16.8|17.3| 4.6 {14.2|31.7|15.0|65.5

2016
/06

185

175

19.6]46.8|17.8|34.2| 4.0 |24.352.6|14.8|20.5|16.3|16.9| 5.2 {15.1]29.7|14.5|71.3

2016
/09

22.0

23.5

24.9|47.3|20.6|35.8| 5.4 |25.0/148.5/18.2|25.3|17.0|16.5| 7.2 |17.9|30.3|15.3|79.1

2016
/12

24.0

253

31.4|49.2|24.0/35.8| 7.0 |25.6|54.4]19.9|29.5|15.7|16.8| 9.0 |20.8/30.1|15.5|83.3

2017
/3

24.7

27.0

33.2|49.3|23.4|37.3| 7.6 |25.1(67.7|20.1|31.0{13.8/17.1| 9.6 |21.5|29.1|15.1|86.0

2017
/6

27.0

31.7

34.6|50.7|23.4|39.0| 8.9 |124.2|72.4|22.3|33.9|15.2|116.5|10.2|24.1|27.6|13.3|87.4

2017
/09

30.1

37.4

35.4|56.4|26.041.1(10.0|23.3|78.2|25.2|36.3|15.6|16.9|11.4|27.8|28.6|12.4|88.5

2017
/12

31.9

43.3

34.3|59.0(26.6]42.0(10.6|21.8|70.7|25.8|35.8|15.3|16.2{12.1|30.1|28.7|10.9|88.7
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A [ B= (M2 | Bt o O | 3 | O | 2t NS | 871 | 28 | 55|58 |85 | U 3= | 89 | AIF
2/%138 36.3|56.0(33.9(62.2|26.0|44.9]11.5]19.8|84.0|29.1/36.0{14.8|14.7]11.9|30.9/26.8| 8.6 |90.5
2/(())168 37.4|58.5(31.8|64.7|25.6|147.9|112.2{16.1]85.2|30.3|34.3|14.6|13.7|11.5|33.4|24.4| 7.3 |87.8
2/(2)198 43.9|74.7|32.3|67.6|27.0/56.3|13.6|14.2|88.3|35.3|34.2|10.9]12.9/10.8/|34.4|24.3| 6.3 |88.2
2/2128 44.1173.4131.3|70.1|26.6|62.8|18.5|12.7|89.4|36.8/32.3|10.4{14.0{10.9/35.4|22.4| 5.1 |88.0
2/%139 42.7|70.4(31.2|70.6|26.4|62.0|20.3|10.4(93.8|35.7|29.7| 8.0 |13.3| 9.9 |35.9|20.3| 3.6 |84.9
2/%169 44.1|74.8|30.7|70.7|26.7|61.4|23.8/10.6|1002|36.3|27.5| 7.1 [13.1| 9.0 |36.4|20.6| 2.6 |85.2
2/%199 48.5/85.0(31.0|73.4|28.3|62.5|27.8|10.8|99.0|40.0/128.4| 7.1 {13.7] 9.9 |37.1|20.8| 2.0 |83.0
2/?29 55.1196.9/37.0{77.0/31.4|63.0|36.0|14.7|1086|46.1|28.4| 8.2 |16.3/10.6|38.9/21.6| 4.1 |84.0
2/%230 62.5|1047]40.8/80.1|40.0|65.7|45.5]18.9/1405|56.9|30.0{12.1(18.7|13.1|40.1|23.5| 6.1 |84.4
2/(&230 65.0/1002(42.2|81.3|47.8|67.4/51.6|20.6|151.1{60.8|32.7|17.6|19.9]13.9|43.1|24.7| 6.6 |85.0
2/%90 77.0/1%9(49.8|88.0|51.1|68.8|61.7|26.2|2181|72.6|36.6|21.4|25.4|17.2|46.3|26.8| 9.7 |87.7
2/%0 86.5|1334|70.7(107.8|57.1|77.0|69.6|42.3| 264|82.4140.1|26.7|30.7|24.0|50.6|34.1|18.3|93.1
2/%231 1008|1485|81.4|121.0/70.1|85.1(82.3|49.7| 251 |124|50.6|35.9|38.0/29.3|54.4|41.8|24.9| 1049
2/(0261 1082|1564|87.0|1227|85.7|88.9(89.1|50.4| 2278|1121155.3|42.5|42.3|33.5|55.0|45.6|27.4| 1187
2/%291 121.7|1703|97.6|1242|1074|1007|98.6|56.2| 204|1305|66.4|51.0|50.0|40.9159.2|51.5|34.5|137.1
2/3221 124.111721]98.6|121.6|1126|1134{100.1156.9|217.1|1320{75.2|56.9|55.0|46.8|63.1|55.5|38.9| 1415
2/%32 1201(167.7|195.9|114.11063|1139(92.1|57.2| 4.1 |1265|78.1|56.4|54.2|48.4|62.755.4|40.0| 1427
2/00262 1187(1656|95.2|1003|101.4|115.1|89.1|55.3|185|124.3|82.8|56.7|54.7|49.8|62.7|55.2|40.5| 1466
2/%292 1075[153.1|86.8|99.5|89.6|1065/80.5|50.7|1736|1092|81.7|52.6|51.3]48.9|60.2|53.1|37.9| 1445
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A | B= (M2 | Bt o O | 35 O | 2 NS | 871 | 2] | S5 |58 |85 | B 3= |89 | AIF
2022
/12
2023
/0B
2023
/06
2023
/09
2023
/12
2024
/0B
1) FHEER2 AAIEY ZEAIE2012.3.1)228H 2 AIEMAS| +4E Haks
2) 2573 2X2| Olot= gtag=Rin.

— =

93.7|1349|75.4191.2|73.5|96.9|69.1|43.7|1889|93.7|73.3]46.3|43.8|41.7|53.6|48.2|30.6| 1360

90.0|131.669.8(82.5|68.3|93.1]65.0|41.0|1569|90.4|72.5|44.0|40.7|38.1|52.3]46.1|28.3| 1339

92.8|139/70.8(82.8|70.3|92.9|68.6|42.0|164.8|93.9|72.2|44.6|41.0|38.1|52.8|46.9|28.9| 106

96.7|1421171.1|85.1|73.6|95.3|72.7|44.1|1680|98.5|74.4|47.2|42.7|40.3|54.3|48.3|30.0| 1341

94.5|1300(69.4(84.9|72.3|92.7|71.9|43.6|1625|95.4|74.2|47.7|41.9|38.9|563.0|47.0|28.9|1332

93.6|1332|67.4(82.2|72.3|89.6|71.1|43.5|1564|95.1|73.2|47.7|40.6|39.0|52.8|46.5|27.3|131.2
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ofn|
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207 ol= AL} 7ef A 1H] AvhA 714 422 AP} e Z £ obd 2t AR} A7t
242 0 = S E]ojS-S uigitt. (1™ 1)-2 Al A99] 714 Ao (=417 /A9 714)7F
DA HSISH=AIE AAIG TR AAJotal Qlet. TY-E HH, 20129 & 7|E02 7P =2
BA7HEE 7153 A (M) F AR =2 A9(E7)] vle 1.768] 2011, 7FE W

19T v 3.86HH =01 k. T U 2024 3¥ofl= A23t F AR =2 2|9 (7
Dete] vile-2 2. 158, 7P B2 A (B )] Hile-2 6.1940] BotA =AUtk o= =4,
5] A&k A9 7t 7}7:@ Azt AA7F 100197 2 Z20 &2 S-S AFHH 07 HojErt,

2 A7) 79 82 71 T Y] T Y-8t Bkttt oflE S0 o1 9A £1(2020)=
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NE[2H7 457|257 2N 2o 2 | 727 30 | a7 ca [Sie 557
2012/03| 704 | 386 | 299 | 329 | 380 | 441 | 309 | 294 | 327 | 287 | 333 | 418
2012/06| 693 | 378 | 302 | 321 | 381 | 438 | 308 | 2908 | 320 | 283 | 334 | 414
2012/09| 674 | 376 | 294 | 319 | 372 | 431 | 304 | 297 | 316 | 277 | 327 | 408
2012/12| 670 | 378 | 295 | 321 | 375 | 431 | 301 | 299 | 311 | 276 | 329 | 404
2013/03| 689 | 380 | 291 | 323 | 378 | 428 | 305 | 301 | 312 | 278 | 327 | 402
2013/06| 672 | 381 | 302 | 325 | 377 | 433 | 306 | 298 | 312 | 277 | 326 | 405
2013/09| 677 | 384 | 315 | 324 | 376 | 438 | 307 | 304 | 316 | 281 | 330 | 399
2013/12| 689 | 386 | 307 | 328 | 382 | 438 | 311 | 308 | 316 | 284 | 336 | 407
2014/03| 698 | 393 | 323 | 332 | 385 | 442 | 309 | 309 | 320 | 285 | 340 | 410
2014/06| 701 | 390 | 324 | 333 | 387 | 448 | 312 | 305 | 319 | 285 | 340 | 412
2014/09| 718 | 400 | 329 | 336 | 389 | 443 | 311 | 315 | 324 | 291 | 343 | 415
2014/12| 725 | 404 | 329 | 340 | 392 | 445 | 317 | 312 | 330 | 288 | 349 | 419
2015/03| 739 | 410 | 327 | 351 | 396 | 453 | 316 | 317 | 333 | 292 | 350 | 423
2015/06| 762 | 421 | 329 | 364 | 405 | 458 | 323 | 319 | 341 | 297 | 364 | 437
2015/09| 782 | 429 | 337 | 377 | 413 | 466 | 331 | 329 | 349 | 302 | 376 | 447
2015/12| 802 | 439 | 344 | 383 | 423 | 469 | 333 | 342 | 353 | 314 | 379 | 450
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2016/03| 801 | 438 | 343 | 387 | 423 | 478 | 334 | 336 | 351 | 311 | 390 | 464

2016/06 | 822 | 440 | 346 | 398 | 433 | 475 | 338 | 346 | 354 | 316 | 389 | 467

2016/09 | 866 | 454 | 358 | 413 | 443 | 492 | 345 | 344 | 367 | 328 | 403 | 484

2016/12| 876 | 460 | 361 | 420 | 449 | 503 | 353 | 352 | 372 | 329 | 411 | 494

2017/03| 885 | 460 | 361 | 423 | 445 | 505 | 354 | 366 | 376 | 330 | 414 | 492

2017/06| 915 | 479 | 362 | 434 | 456 | 511 | 357 | 369 | 384 | 333 | 425 | 512

2017/09| 950 | 512 | 370 | 449 | 462 | 527 | 364 | 378 | 398 | 343 | 439 | 529

2017/12| 996 | 518 | 378 | 459 | 473 | 539 | 370 | 381 | 403 | 349 | 442 | 545

2018/03|1,071| 543 | 384 | 473 | 481 | 573 | 374 | 385 | 408 | 354 | 465 | 582

2018/06|1,088| 557 | 415 | 485 | 488 | 588 | 383 | 397 | 413 | 359 | 485 | 599

2018/09(1,172| 593 | 432 | 526 | 515 | 615 | 405 | 418 | 447 | 377 | 510 | 650

2018/12|1,154| 592 | 440 | 529 | 518 | 617 | 415 | 422 | 463 | 386 | 524 | 647

2019/03(1,129| 586 | 436 | 522 | 515 | 617 | 412 | 425 | 459 | 382 | 520 | 630

2019/06|1,175| 598 | 426 | 525 | 529 | 630 | 418 | 430 | 470 | 387 | 529 | 653

2019/091,249| 624 | 442 | 543 | 542 | 661 | 432 | 442 | 487 | 394 | 547 | 685

2019/12(1,317| 651 | 452 | 562 | 562 | 698 | 447 | 462 | 513 | 407 | 565 | 735

2020/03(1,320| 675 | 471 | 581 | 581 | 722 | 458 | 482 | 539 | 420 | 596 | 750

2020/06 (1,325| 683 | 475 | 585 | 589 | 722 | 472 | 494 | 556 | 425 | 605 | 746

2020/09(1,418| 741 | 517 | 622 | 631 | 781 | 505 | 522 | 628 | 472 | 650 | 805

2020/12(1,441] 780 | 540 | 648 | 641 | 808 | 533 | 536 | 656 | 492 | 667 | 839

2021/03(1,491| 819 | 547 | 675 | 666 | 843 | b68 | 565 | 704 | 525 | 707 | 876

2021/06 (1,556 | 842 | 559 | 689 | 678 | 870 | 598 | 586 | 738 | 553 | 725 | 899

2021/09 (1,627 | 872 | 597 | 739 | 705 | 910 | 627 | 622 | 782 | 589 | 748 | 963

2021/12|1,668| 882 | 607 | 745 | 708 | 907 | 634 | 621 | 777 | 585 | 746 | 975

2022/03 1,654 | 884 | 601 | 744 | 708 | 919 | 631 | 623 | 763 | 577 | 749 | 967

2022/06 (1,664 | 870 | 614 | 736 | 709 | 921 | 635 | 620 | 770 | 582 | 754 | 988

2022/09 (1,657 | 835 | 588 | 717 | 691 | 902 | 613 | 606 | 715 | 550 | 743 | 943

2022/12(1,671| 779 | 577 | 672 | 664 | 841 | 590 | 576 | 680 | 530 | 699 | 883

2023/03|1,588| 787 | 577 | 671 | 666 | 848 | 574 | 575 | 667 | 530 | 699 | 883

2023/06 (1,615| 789 | 580 | 680 | 670 | 867 | 577 | 572 | 668 | 532 | 700 | 890

2023/09(1,641| 806 | 596 | 692 | 681 | 900 | 580 | 582 | 671 | 536 | 712 | 915

2023/12(1,636| 798 | 585 | 690 | 669 | 872 | 573 | 575 | 656 | 526 | 706 | 911

2024/03|1,634| 795 | 562 | 679 | 669 | 832 | 567 | 565 | 653 | 524 | 712 | 904
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B 10 7%

A O MR MET | 957 | 857 | ST | O | S5 | 8 | 287 | B2+ | &7 |87
2020/09| 876 | 677 |1,183|1,179| 684 | 962 | 704 | 923 |1,166| 587 | 713 | 752 | 568
2020/12 914 | 709 [1,219]1,212| 709 |1,008| 741 | 950 |1,199| 618 | 735 | 779 | 585
2021/03| 947 | 744 |1,267|1,291| 745 |1,050| 774 | 1,002 {1,240| 647 | 755 | 800 | 605
2021/06| 968 | 782 [1,299]1,325| 764 |1,081| 802 | 1,035(1,285| 661 | 777 | 816 | 630
2021/09(1,020| 809 (1,368|1,377| 809 |1,123| 837 | 1,072 |1,374| 698 | 801 | 847 | 667
2021/12{1,024| 811 {1,390|1,405| 813 |1,133| 844 1,090 {1,394| 700 | 809 | 879 | 668
2022/03{1,013| 803 (1,413]1,416| 790 |1,137| 844 1,077 {1,411| 698 | 805 | 878 | 665
2022/06(1,026| 797 |1,435|1,428| 790 |1,137| 848 | 1,085 [1,438| 700 | 811 | 874 | 672
2022/09| 977 | 787 |1,400|1,400| 755 |1,092| 824 | 1,054 |1,404| 683 | 808 | 857 | 646
2022/12| 956 | 757 |1,365|1,336| 710 |1,018| 784 | 991 |1,413| 660 | 805 | 870 | 625
2023/03| 948 | 745 (1,364|1,314| 712 {1,022| 781 | 982 |1,392| 649 | 805 | 866 | 613
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2023/09| 985 | 767 (1,417]1,372| 730 |1,075| 810 [ 1,035{1,418| 660 | 830 | 846 | 626
2023/12| 964 | 756 (1,403|1,363| 728 |1,063| 802 | 1,030 |1,410| 655 | 818 | 851 | 601
2024/03| 963 751 1,39111,391| 723 |1,053| 795 | 1,017 |1,4b4| 655 | 819 | 851 | 612
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2016

109 2.31|1.62|1.60|1.46|1.471.57|1.45(1.22|1.77|1.47|1.45|1.49|1.69|1.64|1.53|1.54|1.72
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PIR, price to income ratio.
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Census—-Level House Price Distributions
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Abstract

The sample includes 6,118,730 apartment transactions from March 2012 to April 2024
and complex- and floor-plan-level information on 12,517,131 housing units nationwide
(99.1% of all apartment units in the Population and Housing Census). The study estimates
quarterly prices for virtually the entire apartment stock in Korea. From these estimates,
regional average prices, price distributions, and the price-to-income ratio (PIR) are
derived. Our estimates show that average apartment prices rose more rapidly than the
official housing price index during the 20172022 price boom, and that, over the analysis
period, both cross-regional price gaps and within-region gaps across price quantiles
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Apartment Transaction Volume and
Price Volatility: Construction and Application
of a Transaction—Volume—Based
Price Uncertainty Index

Chunil Kim”

Abstract

Observed housing price volatility comprises both fundamental value changes and
sampling noise arising from transaction scarcity; however, conventional indicators fail to
distinguish between these two components. This study aimed to addresss this problem by
constructing a novel transaction- volume-based price uncertainty index (PUI), defined as
the rolling standard deviation of hedonic model residuals divided by the square root of the
number of transactions. Using apartment transaction records and building registry data,
a quarterly panel of 93 districts across the Seoul metropolitan area and five major
metropolitan cities was constructed. The correlation between the PUI and realized volatility
(RV) was only 0.38, confirming that the two indicators captured distinct information. The
explanatory power of transaction volume on volatility operated through time-varying
pricing noise, and the PUI significantly predicted future transaction volume changes that
RV failed to capture. Asymmetric analysis revealed that additional transactions had no effect
on volatility during boom periods, whereas volatility amplification was pronounced during
market contractions; this asymmetry was more clearly observed in the PUI than in RV.
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Hedonic Price Model, Transaction Volume-Volatility Asymmetry
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337 - 9

ojof| & A= AAl A SAT A Hap S 2021~202509] 7H| WS e HloElE
tAto 2 ut2 7 & AM(Markov chain) Ho] PE BHS ATF 072 Q5 7—1} 4 =R
A7y e gt 48 AZE] AlS TF AXFE AAIEH 02 AR, E35] 2F T 2](2024) 50l
F2 0= BEPd B 89 HE T8-S Hoh AUsH 45511 Sls HuliE 7]5ke] #+24]
o] 9t XS ARERIT. o5 B3l B3 T8 =5 FHO| X]‘/\]_‘:‘TX_]-J ARR]E A A =27
A5kl Alrte] 9] Z[sh(EA| — AA)oll= A BA & FAAITRS] =271

£ AT 0= TEIITH= FlolA 71& TS St kel APEA Tt.

S

=53

SHH

ﬂllo rl

ot
s

Hioly 2 24 UH

& A= T A H 12 SEHA olsE 2451 HOH U}E S OqJH(Markov cham) k=l
B

£ A= FHISGEAR AR Al Bols FHEE 2 HaAYE RS & d%ﬂ
33 ElolE#jo] 2o A= 202185 H 202587F4] AzF 5,00071E HldC= Jitt. FEE6-
4 HEAEE A RARE td 2 7S F50ks Y9HE 2AIY S Al AL A
71] A AR FEiRE ob et 21 AFA| Q] A HR FEHE SAl0 = 1 S Xl
1 Qle}. ofi= AlRF AAIS Y ARSI} dtol| A d ] E8E= W o= Vi 7 Tl 1719
e St LEolA 24T 4= e PR QAL aid Hlo[BlE 153 4= QA off T &, 20219 %
of] ZALE 5,0007179] FJehd FE-2 1 AHE 20201014 20214 Afo]9] -5 FEj Ho] o]l
2745] @z Qlet. wEbA] o]2igh Mo gE i A-ro] =9 EAQ1 A4 &4 ThAE o 55 w45
= A A=l & 5 IthFE a8 A7, 2026). Yot &2 FFEA A A=4 4
$-A3(noise) Y AR5 FHsHA AEsH| Hal, A7F5,0007H HES 7|1E 082 A=}
Fofl A A5 FE 7H] AA| FR-FE ol 7 SX(transition counts) 715'3 BARE A4S
(F2)o] 2 AA5HAT
4 5 Aol FAl, A olF 2] iR tdA a2 Ao WHEA A HEe| & Eert

=
9k 7 o152 9K, e 9 5} 2 5 18I AF Yo ST AL S]] TR
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ZAgo|tt. dlE 501 vohtE Ao A oftE HA| 29 ol 5ol F4 2 AFL = e
it 5219 AATE] oA = miE Hl-8o] S718ke F=olth. & A7) 24 A2 F71 9
22 o] obd tha 7 SA|= ool | PRt 58 HHEIA] Y Sk B4 BEEA 2 715
TUFEE, & A= A o] H P S B4 T £ HEEE =0
7] S48l 7] -7 AJH XK state space, Sy At 52 2] AltE] {IAIE HEYsto] vt 2ol
57 HF= Aofstal 71 2okttt

O(Owned): A7}t

J(Jeonsei): KA

R, (Deposit Rental): 5+ = 24|

Ry(No-Deposit Rental): B3 = 24, A=Al IA &

Ry(Free): T

do] I o S EAAIVY) R AR AR g IolMe T AR A ol
A A Aol s R F BRI M), BSE s EAI(R), B Sle gAl(#,)
&

F719] AHo] A} @ Hit = AlZHmean first passage time, MFPT)O| +=9]9] 23S gkt
2. M 7|¥: o230 A (Markov Chain) 2

Grinstead & Snell(1997)0l4 AViE H2 7HA|9] 4 ol 1X} oA X nfE 5 317
(first-order discrete-time Markov process) Q& 783t} A1 tof|A] t + 1 2 dojZh uf|, A ATl
i oA A j & o538 Ao] EE(transition probability) ;& T B2 A S5 Aot

Pij:Pr(XtJrl:j'Xt:i) A 1D

o714 Xi= Al ol M 2] 37 At AEiolH, AA ol ge2 4

AR S=5x5 P P=
I 9] go] 10] == &E PH(stochastic matrix)2] 4E= 2=t}

ij ’

P.>0 ;Pijzl, (Vi€ S) A2
J
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S 590 471 A AdH(steady-state) HEE AlEH 5] YsiAE %

Y (ergodic) g2l ERlx]ojof gttt Tk 8 AP BRI} — A7HR| ZF
W1z glof, AIeH Ao 2= 27K 0) A+ FEl7H 5k ¥ sk WUk = ¢l

“Je(absorbing state, Poo = 1)2 21E 227} Qlet. TRF 27|71 bt S4= Adefjetd A|AH]
2 2N YdE dAsta, A7) BR2E == A AHA7F e .77 E otk

I8 AS i Ho[H (RS & D)o W2, A7 7] A7 AR SFE(Loo)2 AR
0.917~0.935 =0l HEH 2 1.00] obdo] S8E . AAIE ud °F 6.5%~8.3%2] 77}
A7 ol A LA Ao 2 5ok W =1 o] 53kl Qltt. o] 25k A7} o] AR TSt A 5

HIZPA Z=tolgt 7] /151A] =ttt A FEAPolA = 1) 25 11830] A Al EE-E #15]
A UH7 FolAYU st 43 AXFE o 5sh= AHit f-53Kdownsizing), 2) 27 &oluy
AR w550 ARFE 221 4F- FES A= Adistal BpR| oA A e 2 ASShe o 572
A3 17‘] 2:H| PE7F A EH 07 7 %ﬂ 7] dzolet.

A o5 2 1o AJH] 37U 2E A FE 7ol 00] oRd(non-zero) 27 &HE olE
AR 7} AFEs}o] nf2 I oday9] 7|ekA (1rreduc1b1hty)% S50, 4% 57| 20t e 7} HkE
=2 o v = vlF7]J(aperiodicity) 7% TR wiEbA] IRt 42814 ofmjoflA] o211
(ergodic) 780 /d™otH, AXA 7] 7B A=2] o| 24 Bfd/do| ). A= & A-tolA
AREE A7) A Al 4t S5 AAEIE QIgE ey £49 dAdo] oy}, whthet ARk 2
A3t Aofis=7]ofl W2 F-oRIeE 5HF ofE hElo] A7|H 0= gAY gk -3 AH
(quasi-absorbing state)?] E& H+FH 02 A Sh&Z] EfdAdS A drt wehA, vlE 54
7] Ho[EE 7HEe 2 714 of| 21H/4d2 ¢ 5] HE S| o= 727 Lo A7 AX R
O] 4 WI}E welslr| 98 & 7= &5

rln

|

[¢]

3. F MOEle] SHY XE ME

Kemeny & Snell(1960)014] A7l BEEAIZE 9 34 Ao BA0] e e 54 Afchels
B} B 485t gk

1) 71t A5 717HExpected Duration)

£ 24 e o AU 7177 T AJe o] apr] A S Arefol] 40 vre
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57 4% B Hol BB Bl B 74 Ackelel B4 WA B

202 7|eie ARNES): Q) ELD,] = o] 0] thzh 4P = o8ato] thaat o] ARl

ED] = A1 3)

1737t % ol Bl AL o 3 A A DR R B

2) 4 =F AJ7H(Mean First Passage Time)

A i oAl Esto] 2% B AERL 'K 0) ol 4502 EEoh= o] Al B A9 T
Q)& mioet & o, oli= ot 22 A& (recursive) TAAE Fol AFEHH.

mio =1+ k;mmm (& mop = 0) A 4

o714 mio= 2 AdH oA FF FAAR]I ATH 0)oll =257 1744 48 5 Tt 9
18]/ o] 713to] oft}. oS S0 FHS LAN(f,)oll A AZH O) 22 Hat 248 DA (M k,0)=
HZ Ao AR AgPsts F440] S5 ARt ofgl HEE NS A A=
(R — = 0), HSR LA} NS B AR = BE(Ry— By 0) 5 JH 57 HiolA 24
7FsRt Bs vtA $7t Ao AR &E TS| 9E 2 A AT AR 7R A A o= A4
FHAslo] ARZET) o) ko] Hrjat: A|AE HHQ] 57| F FES Hgstn s EX A&
T2 A ARRE AFSelE dl Fasi.
& Aol 55| 'FHS AoIM AZERS = ARKM g, 0)' 3 A OIM A7TRS] e
AZHm ,0) 79| ARFE 4bEsto] =4 Al oh9] 719 ASE 48 =S FEoRIth

3) AAF AEl E3x(Steady State Distribution)

28] o] o] o2 (ergodic) A2 7HIckT 74 o), @A) 5A o5 AUECH

o] B WY Po] B|H0% &Y A9 TS D ANA 29 A9 FA AY Bx

iﬁ
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rlo

T =m0y Wp T Ty TrlE ThEO) Y AYYAHAE BESHE M TR E (left eigen-

vector) & E=ZH )

nP=m, 2m=1 A 5)
4. FEY W8l Y FEH HO| MUE HY

1) 38 A" EA(Frobenius Norm)

202199] A o] F2(Pap21)2F 2025 9] Fo] F2(Fog5) 7H2] SA| K 0] 2L AA| Q1 WS
I71E &23517] Y8l |ETE 2101419 3 =(norm)?! Frobenius norm& &85ttt

(Meyer, 2000).

| Paygas — Pogaillp = \/E Z(PZO%,U_ P2021A,ij)2 A 6y

i€ gje s

2) o]5A A4(Shorrocks Index)

FA Aok A2 Ahke] 9547 E8E 2517] Yol Shorrocks(1978)9] o 54d A4
M(P)E AF=E31,

A7

o714 n & AJER] (R AT 5)01H, 1r(P) = Hol BB ehaiirace)olek. H57H
000 V7185 A5 TS 3] AFEIZSS, 191 7171855 A% 7 5A of 50| Behe
Upepict.
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57 4% B Hol BB Bl B 74 Ackelel B4 WA B

3) +Z& #o| WE EA(Sensitivity Analysis)

71&9] A Mt ke Gols B4 A FEi 9] olso] MA o= FElag Aol 7|Qleth=
T3 AA =2 B 4= 9lo], & Aotz AILFIL] AXAE BRAS ou[ols -4 o] Wi
eIt ofi= 54 112 Mol FE(P))o] HIAIsHA S71 W, A71A Q1 ¥ A AT o)e]
Auir} &g 31% ‘iﬂﬂ%ﬂf ] 1 34 &3Hmarginal effect)E A vlE(nuimerical

5, ~ TolPs A 8

£ oo] s Aol WA AP 9] 410] Ho| BAX|(j)E FAspl AAsle] ke 4
TR Holtt, 4410 2% Zughe AN FEA]
o] 3T B 23 x}mqﬁ(m)w 5 2.9 UehijR]g, 71 902lo] Bz Aol 72HP,)2
5714 ARE Bejg

U3} AZo] 2 B APk gle] A A7 A ARG = 0)els,
EA Afrhe)o] vl the Tk & 3 2 A ol ke 43 119 AR(] 55 E 9l A
— A5, j = O)Itk oS B8] B4 A% ofs B St} B, sihet <o) 2]
A} A Felsh fEsks A @AH9 $7E AATkEE 3 She A B ol $lo]
AAE FA REHE Aol SeH 02 ¥ B HEE B 5 ek,

A% A B3t 3ol 28] W) EEEhe Ho] 71k, oW A Ao wE MR %

Aeke] AENA] 379 mhde n)X)A) F5hs A2 A7) AR ] T Elo] - AR,

0,
ol
o
E
]I.
)
o
o,
kY
Zi
I
=
o,
N
%
e
%9,

4) A A" 8 & (Convergence Rate)

Stewart(2009)2] ol A7NE AL 48 Sz B4 S AT AL e B
o PAA & wabe, B9 o] Wao] YA el Anhk A SHsH=A 2] Sl
% WA 2 TRgke] AR\ A, o] glo] 245 7] 78 AR Y St
743HES ojnfate:
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£ Aol 202195 2025871419 Ho| W Bloje|S uleko g 5 Afrhele] 7AW
A, 0154 A, 1213 W e 1A AL eI 0 A% ARk A

1. T A9 XN HEH: Frobenius Norm 24

2021A9] o] Y (Fa01)T 20251 2] o] FA(Py05) 7H] F-EEIE AZE S5 25,
Frobenius norm %IQ 0.58772 A=H A}, Yutd o2 nf2 9 I Zo] P& 7+ A7 0.55
A3lsk= =5 FE QAL T]F S:A HSHE o, AR 714 o] AA7F Ao R

Ay

ol 22| F5719H WA A Bk AR e S0 114 i xm A= g0 34
7 J&

_I.
M
HI
ol
—_—
—
wn
0
(o]
3
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(o]
S
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5
o
D
3

FA A Q] AREAQl &S YeR= Shorrocks 01673 A5 (P))= 202149 71 0.716
of|A] 20254 0.6552 5 Fi"ir% o= At 5z - APe] 7| Aol A AS: 7t FA o5 F5A
o] A¥tH o g &= B A Fejof o]z 1&3} @ido] sk 1 S-S AT

ol2|gt A o532 A& 4 o537} oF7F o5/ 0= Halfoto] AmE T AIRFe] 2A

oFst A7} 5% ggte] EEdtt.

AR, Zpat A4S FHR= AF o5 X 3= 20219 0.6590014] 2025 0.5962 745}t

H| 5 A4 o]-5ol|l A ZA[sk= BIS oAs] & out, 71 A&l £=2]9} H]F(92.1% — 90.9%)°]
B4 ottolal Qlrks 2 IHA oA Asstd A Ao 5ol 4 5] A e

I

=4, ole} 22 0 & 51]F o5/ A= 2= 71X+ 0.057°114] 0.06022 4553t XA
GA] 7.9%°N14 9.1%= w=oll HA =]t o= 1=
ST A AP EREC R QI FAE ARt Hof AlF2] A4 5P 2 d(downward rigidity)
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w
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40
og
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nE
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12
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2 X7t == A|ZKMean First Passage Time) &4

AR 7Y A7 w2 ARHMEPT) 9 A% 24 A3, el
SabA] ROIETHGE 1),

1) Aeke]e] A|Rket A4 o]59] H|%/d(Mean First Passage Time £4)

Ak G4 Szo] sk ERsEch
BZ3 9 GA9) 719 A% 717K1.91 — 3.73)°] 49] Aol g itheel AAI(1.68)R ek
A7 o 27 Sslol eh B2, 319 YR} Aol BE R uhel ofel 371 7k EsA|

=<

(B 1) 3% YHE SHM XE % 72X 0| UHE(2021 vs 2025)

s | AR | ADHEE B | 7ad Ho| digm | 75 HO| dide
T ED]) | A2 S (m,y) (5.,) (S:0)

B | 168 - 168 | 218 - 196 | P~ U

0.026 — 0.232 0.135 — 0.381

H=—1 Ol
OO AL

LN(R,) 191 - 373 | 271 — 5.02

(XYM SFM) | (HEZEM > XD
HEZ 9= 0.002 — -0.004 0.016 — 0.011
aul S(r,y) | 131 1251316 = 374 L auzxany  wxe) (@wzan > App

D 7T AlF 7 2 & ARE SR vi2AE BE 27 510] 4514 7 (e Flo] ©Al/step) 2
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Abstract

This study aimed to analyze structural shifts and mobility asymmetry in the South
Korean housing ladder using a Markov chain model. The results indicated significant
market restructuring (Frobenius norm: 0.5877) and a widening mobility gap: the upper
tier's transition to ownership accelerated (mean first passage time [MFPT]: 1.96), whereas
the lower tier faced severe bottlenecks (MFPT: 5.02). Sensitivity analysis revealed that
the marginal impact of the standard stepping-stone pathway (the Jeonse system) surged
ninefold (0.026 to 0.232), emerging as a critical hurdle, while addressing issues concerning
the lowest tier remains a policy blind spot. Simulations project a decline in the Jeonse
system of 7.3%, giving warning of a dichotomous ownership-versus-rent market. We
propose a two-track policy: direct welfare provision for the lowest tier and targeted
bridging financing for the middle tier to restore the broken housing ladder.
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