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AAAAE 20083 w5e] qRetel Aok 20109 el AR Fol BASAA
AN WA k. oldF AAFA AAE AU A3 AA AFEES FRYAS w5
3 gieh T by A theAe] AAHA R gt @deln.

AAZA DA BYAA W F o AANNE BEA A wo
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R Ao MBS AFelel hE FEHY Hrjek HERAL Ao mE fgroz ¥
Aol @ A FrjE olfE ¥ & ok

Pues Fastge A4
.

or
13
ot
o
i
e

AlE HolW WEstal ik Fait Al
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Ay FauieihEs JHEE 74
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B AT THe et Aok WgelA FAsbAe WMEUel os) BAsET, mEe 3
A Gl thaA ARG MM BEL A Wi B AYATE HunI,
Shiller®] FHeIA%H AAWH Fepae] AGeBAES 2HtGT VEAA A8t 1
9 FE Ao mEol Uid AYL AN ARE ANNGT VAl AroE ATAY
g ALsha AL AASAT

ol Shiller®] HAHFAHHAE WL o]&sto] &3}k

1. Tt

$Eyet EXEE HEELS 20049 3/487]0) 1%0]3F FFOZ Yol o]F kg Al F
A& Holal glom, n=o] AHxzelq] Atelzp g 20081 110l A 2009 3€7kA] & &
o] stehES UEATE olF MAIAAL AAVE ALH wet st wbdEtd oy v g
F7HES YE L ok

a8y FE7ME AEES 2005 20 ZAFA A FTHFAIE HSE o] ol 4

-

<

Ea
S

ttlo
ol
ol

of 20063 64l 3%TEe w S7HES HAAT @YIte] FA4% SUke stEe 3 WEE
Sl= FEE Rol1 9gon, §2o] 20123 3Y o]

o ool 1%l FEolA Frheh Ha
Fole FAFAL BAEFAZ ABE B

EA7A e AABAL FH0l WS A71E ASSE ASHOE YME Holm k.
e FEsbAe bgRths W] Ashl Uit lth mebd EXE AdesE o}L
Fao shzo] oldd WES S e oy shd 89lo] BFgHom el Yehts 2
o2 7 & gk
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Fu7td WEe] 99e Bl ol fzk AHH I ek,
AA, ABU7) olFel FHAFFY pEZog Fuxge wEdel WAL FUAZF
nxe A/AAE ARGAY p FEREPNA U900 ¥ F ok

ol#dt FHAIAL] FFHIFE <Y 2>oA AHHWH, E9|r|d FElFFo] & Zo=g
AT o]Fo] Azt FEAES KB 200080 433057 ZFHAJAT 282 20023 9= 66.7
N2 M 22 FETEE EYUL

T 2002 ol F AEH] FE HARAME U on, v quzetgl Atz 3
g 20080l 37.19HE R b B $F] FEHES U itk

Ze o] FFEEC] FUlAe) WBAo] olxl aclew B & gl
A, Fu FaZRoL 989)7] olFo] A&H AT HERTL FaAA F2E
AN E aclo B 4t} old@ o0 2712 FuAe] @l % sEHTin
2 % Qo
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20009 525% % 71 o ZFEE UEon, ol ZAME BEYrh 2004E] 3.25%%
ol o ool g Hojolm 20079 5%TE7MA st T 2 20081 3% =
2 Zo AE BT, 20099 2% = /M W FE7HA stEETh JleTEe olFol o
Al S7He 8k 20119 3.25% 5 YEFI T

olglgt 58l¢ WEe FHFR HESH FFE F
s]lelgt A = QUoh

=3 AFHE T AAFLANE JFL vX 3, ol Fauule] FFS VXA k.
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NS AFA7A Bt Al §ste] 20099 2€¥olE 455% 2 7HE e FES BT

2009 29 o] Foll= AAZE SR HEE o] 20121 9¥oll= 525% = F7 ST

7] o]Fo AFE A& AT F5HE SVMA FENEAE AT ¥EFE
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Rlojy FeiAIZel vigo| i3t U
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At
T3 Agget AVIFAR Qs AT AfAgoel Faik A JFHoRE FEAEA H
o} o7]e] F5ak Apske] M E Fag 8o E A8k

AR, F57132 7HANZe] o=y JHe olE B3 FETYS ddstdnh 3
7] olF 871 FAAAY AL st el tid dES AL FHH R <t
AR THAHES Asstdth 7RSS AggE BlgRwe] S8EHA A5 2de g
R ol E FHTUATOE AT

AFHT 718 FUHEFAA 7143 7HAl tid ZH2He] tiEs ¥Fs <I¥ 5>0lA4 &
HEH, 20009 127]9] 714 E HIFLS 576%, /HANE HFS 24%2 & 719 AAs=
151% % Yetdrt 7193 7HAIdEe Axt 7 3A vEbgth o] [P dEe] HlEe
AaNE Hola 7HAUES HlFS F7HE B E ke At aske 2011d 487] 0l
E 719UE HlFo] 54.6%, 7HAHE HIFo] 454%S YEl & 7o At 92%E M
we AzlrEs Bt

ZIAA S Z tElA < >4 AHKEHE, 20073 4827]FE 20129 3827] 717 B¢
of FHNZ HIFLE 61% T FANALH, VIEHHEY HFL 38% FFol FAFHIUTH
TS Eol T3 FHIGRUZE HFL 20073 487 56.6%04 AL F7Fste] 20123
1&710lE 61.3%E UEtH o, & 7|3t FedE vlsS 247 61.8% %} 61.7% 5 VEFIITH

?9,

<38 5> o FFHF 72 FEHEZ0AM HAES2 FHANE HS(H %)
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AAE A BAA ATE shise] 2AE 7Y WA, Aoole edsl BB Ed
FUE FUKE A2 AT A2 &

WA, el RE gAY )z st o8] FurtAe] MEAel s wrd
YHE R0 AR AT TAD Welo] olFB YL LEE ARE BYANE AL
wAsgTh ole@ ARe] REA P WS WAAATAZE o] L Fof BF
A A Fas FFol GES WA Ao B F ok

A, FEA AFEFE L] A% FTEFEANBAYe] B AF Aol Frkeh w
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2. RSN I wiEo AMH F2H)

A7 A0 HEo] 2T AL F 22l
Al 7127} (market fundamentals)E A *"Z‘i] 3l AL uisit. HEL AAV= HA
(burst) = =Tl TR Fo] faksial @79 A A Aol EFAT A AA W
Bol e3E Ae diddtdx FAAEC] A&Hor FrHY ARE stnE HEo] I
71 &< A2 7 AU

A7 Al ARZIR7IAE olEdte dAe AWstet AHEHE olE
2% W& (growing rational bubble), #3(fads) ol Ut A= FelZ H
AL wg AT A o] s Aolgtn EAAEe] state] AalrtAo] x&AH o7 A4E]
fZoltt. Asgh(1994)2 ded WMEe] Fad F 7HA SAS ted 2ol AFHska Utk
AR, FAAES el ZIHE AR ) o= BlEo] FAAES g Al Ffdd 7]
Ashe Aol ollgte ML F=dTh B, M2 ZA7F &AL AATH (efficient market
hypothesis)oll E<=5 A et Zlolth &, o= Ate] Zefl 7H4 ol ek ZIth7) obf-2] =
ol= 1 Zltie] FAZEAIZE EAZMAC wFgHER A I & T itk 2ol
o oA FE 7t HEe] EATTE AT REdo i 2dos SHve AMY

o] WEA YHF= e oheks Holdh

rlr

BEA WBo] WYPS W AA vAE Evke FHH Eve $YH ANE TRY £
Slck. UNHH O REA WMBe| IRH Eakt =4 ge A0 WhEth wud e 2]
o Mol ZASH AUEAS HALNE ATl FA L B3] 714 5 ek A8
(0022 W&ol A71&T AET st G4 A A FHH ERNE VIS
= Quha Stk oE ol AHwsle] AR, 3 SO Hopld BAH MBS AT
ARG B HESE AVNE ATHGTE BT WBo] B EAsHE AsldE 2w
HoE BANY D ARl AW o AN YEFHE de ALl 2
shslo] BAle] EEAHE Anshed 7lods Frke ol

5 Mol FAe vXE R EvE AvRY 0w o

A, B wae XéEﬂ USIE Aol R A ALAT 5 AU A3
of WAL F, RE4 hHo] AT ZANE WASA RGO=H AYH Al 71
2 Qg A 58 el ol FoiA A £aA A5 Shiratulka2000) 4 ¥719 At
o] N&AAS WIFA E3] WEo] ALuEES FAo2 AFANA Hiwl o] wFol U
A W3 ¥ & @A EAHAGD 4455
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SR M A E M4 H3=

=4, F&it 749 Jdsel BAEY 7P ek, o= <ls) AFPFol shEste
EEAEe] dEdde 3—?0}7{] 4o & Feat 4o Ao 27 et o2 s
Aol Fedte dwso] T tedAHe] AstA A, Fr2 T BERASS o
HAS] FFeEd 25Ee] B8] Astdth ojw R4S iy 3 IV
o] FoiA A ko TR0l AstE Z|7E AAlo] Ao AAe ZEA] BVt &
g el AAA Aok A, HEo] A AEHY did BVHAE A fvet
= F4% A3 l% AA B3 Se718e] RAsE 2HE JhsAdol A "nh WEo] 3t
A7) SA =, § 7Hdel FEetH U 4 3 23 RAAH] Srbst A7I-A B
w718 #4438 vol WAt o= O FEat T ATHA st o s olofx= dMAd =Tt
HAlE Zlo 2 o dHTh

. FEHVIZi9 HE ZH T U

F5t 7HA e wEEAd B3 SRS FFE, INEES, sAEAA, R
Y, YA FTAHAAY 5 0T ol AHRHIIT WEol g tst Ao A4S AR
Z1R7MAE FASE otk e ARl ARHe AL F5ite] ZEIIAE A EsHA
AxEs AL Aoz Ao Brlssty] wio|th

Abraham and Hendershott(1996)2 E7Hx ¢} EX7MA S AA sk 1A5H], =, 24dolA
& 5o WF S AA FErkE dsEdd FUHE AsES ARSI AA FErt
2 FsEC] TAANSE Fo3 F2lx 72VE ZeA AASAT 1 A3 ARV EAE
e = of ME S EFAIX Yol FEIHE W 50~60% AEE AHE + At

Campbell and Shiller(1987)= A17bAS mE g S59 dA7FA 9 oz yepd &
A7HA] BmE & o] &3ste Wz MAFYEH} FAFYE Lol FHAR A ThsAE AT
A o3k FAEBAL Yl A2 Yy HE A4

Shiller(1981)= t-¢-&2 F7HAFE ol &3t AFHoz el F4714S hEstal 4
A FANMAR ARNEHRAFTS AAT AT AFH FEH F4L 3
Az B} sufelA 138) o 2 Zo2 vehdo] we} ol F2AF9 H
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A% - A52H1990) FElvtet EXAIR] a9 FF 3 S o] &35t 1
HEFe] FAFAE AFT A3 Atels v EAsht FE7HA
2A etk
87H2000)> ARMA EEERY WO R ofBtEVIAC vEo] EA=AE %
A&e] olRE WAIZIA S} AATEA Atolol F Aol7t e AR ElFHo R
THE AHow Wi o AW 5 givks A2S AN
$/3&(2002)2 Shillerd] o4t HASWHE ol &8st HE SAE AT A3 19809
ol Al 19909t ZRE7EA] 713bell MEBo] EXsh= A 02 A ST
°]F3](20060) = FEAIEY] T8 B FFo A RIH ARAE o] 2o ZAZ HAVEA]
2y S0 ol&dte] fElueE} olRES] AY|HPIME F£ES =S ol AArE
H gk A3 AA7tAo] A7|d37He FosHl d3stes Aoz dey HEe EAE A
A8t
43 - 494 (2012) 2 < W7t gA e ATV 3 gt g ARl A sk e
o] FAZIA Apol = %7&6‘}1, ofutE o] HAMA|Fe} $l8ES ofHE wjujrtAA 2 g
o FFEFERA RS ol&dl 2 AGE, A7E ofutE 74 WESS F4AUTE 1
7 2012 3€ A oREMuZIAAFE AL - A-AGe] O 9] A FGA R o) F
b} AR HEEL 248 A% E0= 23S AASHAT
ATE0l Ao, Aite] 7B E AgetA AT F /it
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2. HiE ABOl B3 ABN 22

2.1. A& 2He] MM A AHell (arbitrage)oll 2lst RS AMH

PE BE4 NAA(EFE UARS), dv F54ao 2R mid 58 £ e FoFud
Foll d&e v £ JE AES), r& TRt £ES YERT

o] A% ALTHAJN AAFAV Faakat TG Aol gk A A A 2 (arbitrage) S Tk

il s =2 fal
AL S Fofge I FEAt FEY VA FAPAAY] g EC] v Al
F

o] dA|sfoF gt
(Pf+1|-z;‘) Pt dt _
Pf +?f_ r (1)
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SR M A E M4 H3=

L= 3719 857153 e ARYTLS Yepdth
o} 22 A& AA =z (arbitrage condition)©]2tal F-ET} o]& Pol i3] At o

P,=aE(P,, ||L)+ad, 2

oll, r>0 °|EE 0<a<1°] Ft}h

Z oldd Aol A% 7Rt Wi % s} FHER o]F o] AvnE e

@F t+10] tia) 2 ggw 2

Py =aB(P )+ ad, ©)
ooz A@E)e AR o U S s oL 2ok
E(Py11L) = aBlE(P, ol L]+ aB(d 4 1|]) 4)

2 A@el Y A WA g2 HEFEGHZ)(Law of iterated projection)el] o3 T}
2ol AitEn.

BIEP, ol )= E(P, L), L < fy ®)
HE)E AW BAstel Feisha ool Aol Dk
E(Py 1|) = aB(P, L)+ aE(d,  1|1) (6)
HE& Ao s gl H0)e fE=T F ek
P, =o*E(P, L)+ o*E(d, . ,|L)+ ad, 7)
o] & WHoE AY T 7HA vHEALsE o3} 2ok
T
Pt:Eaz+lE(dt+i|]t)+0‘T+1E(Pz+T+1|[t) )
i=0
o] ’—‘1% A ol < 1= 7HAsE F54F 7HA o thgk Awal (forward solution)7}F 21(8)e] -

52

o AAFNA FaE F Atk ol A FFA HAH LS RN ZRE wEd] 24 H
= 7YY ks &g FHeE YEhH O]% 54k 7kAe gk 71 el (Market
fundamental solution)gtal F& & Qth
=3 2(8)9) 7B E p g OE sle oS3 2k
P,=P, +b, ©)

ol 71&a P ol W& bE Hd zlo] dutalYE on]dih

3) whEA EgyAe by gk E[E(VX)Zl=E(Y12), Zc X
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el WEo] §le A%, Foaty FdAte] A o tgol APTE ¢ F
ATk
T
P=E(Y o', L) (10)

2.2 Shillerel noIHSMHMEHZ4)

el ARAN BFAN REHoRTE vge] AA B FoFS B & 5 glof oI

o
2 3l A] Shiller=

A Fsfof st= FAlo TS| ‘4 ARG FH3 ASEH H£o]
A 91 AolA il wEe] FrkE Aolw Z|EIEX o] W3yt A4 dudts: HER
= 7] w2l At Wl 2 ¢ due Akl &A¢kste] ARbrbA e i EA
(excess volatility) A5 HHE A EFATH

FAoly Hgt Fof AtrrAe] eru]tﬁ%"é% Hole B¢ 1 AHAol wigs 5o &
A3k} 22 7|2 7FX] (fundamentals)oll 23] |2 0] ¢F3-8 2u|sly o] HES EAE &

A At

oA ol 23 e Folol tha L Tk AFFZ(ex post) AME P E T
I 2o

Pt* = ETJOQH ', (11)

A71A P A4k WAAE 7R g Aol S (market forecast)©] ™, P = WAA 71
of gt AFAAEA o Z(EConome trician’s forecast)< 2|H| &t} 21(10)7 2)(11)& B3]
HA P, ZE(P:LE)Q] A AHES & = Atk

ol Pt POl AR JIYE, A MdA)YS 9wtk webd ool Ayiih

P =P, +u, (A=A b Sl = o g + 234
(12)

A71A E(u,|L)=00°lth E3 u, ~ (0,02)°1M, o2 = Var(y,) = 0 9 7143}

4) Shiller(1981)9] Ap4te] ARWUFTAAZTHHLE HES EAo) tig ZAE strlol 4% e, A
o w2 ds) B3 ﬂxé(statlonary process) < 7FAFro =M wheF wAAFA A

2 Agstd Zbz P9l P o] Bako]l EAISA koo wM ANgAHe] QR B
I ojFgo] A H QUthe FHAo] A4rEE e AR FAAE Hole dlol %
o2 HY A5 H 7<4""’“JJr7<4(non-s’catlonary process) S 7}4E 23 ojAg
13 2H L Shiller’} 7] AA3 md o) v EAH] Lo AUlFoZ A Jelun

o)
N

vl
=
=
= O
a5
E‘ﬂ

3

r}mﬂ
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A= Shiller A <] 71&L #2148 7Id/id o2 eAg2 ARAPA Sz olojof g
omek oAl P et PO B4 Var()2 E718HE 212)9 98 teat e BAT A
A ok

Var(P,) = Var(P,) + Var(u,) (13)
wrebal 2(13)e oA oS 2 E4F B+ (variance inequality)©] A3 @3kt
Var(Pt)
Var(P)) = Var(P,), ———<1 14
¢ ) Var(P,) 19
9 2j(14)°] shiller A2} 7IE4 oW AFH THAe] F4ke AAZEAS 4Rt Aok &
= om 3o
wer VP | aw, e e shuEAe 248 slnsie Aol
Var(P,)
o]= 2 A& Shiller’} B4+ 73 AL AHrd tpe g}
e A (11)e F&L(infinite sum)o| 22 AFEHS 98 &} 2ol {7 Fo=
HPA .
T .
VS Z az+1dt+i+aT71PT 1
i=0
1)’
714 TE BEZ|ZFS owdth 9] 2o wet P ot PO REHPFOE ZABAZOZH
717 t<Tol 3 P o] FAXE 22 5 ok 2 P o poll el A E FA =R

= A
o] UAE Fotal 2R Y BEEqhe Aet

3. X| = %t7}M (Regional cycle hypothesis)d

ZoH4l(Klaassen, 1981)& AAIE YO 2 WHEehes A 9S Y2 THA AHlA AH4LE
< WEeE FEMTed SUHEATY HStE ol &dte AGAHARE E4ste A9esrt
e AAEIAS. S A9y &53 1 AFES A7 Ho H ’3}‘?4_ (}E )& 2 479 A
Jog {3 & F don, Ao WHAA = @H@)ﬁ@—)@«] 02 33t Ao
=2

AL FHAA AAAH L AT 257 AZ4E EF Ao BHS st A9
W, A A9 5 a]lo] M= Hyo| mAA Xeke AFEolty. g zHAE AR
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SERI=
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EREE
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The Empirical Analysis of the Bubble in Regional Housing Market

Hyeon-Cheol SHIN* - Tae-Yeon HWANG** - Seok-Wan YOON***

Abstract

The purpose of this study is to testing the existence of bubble in regional housing market by using
Shiller's excess volatility test.

In analysis results, housing market in all have bubble because of housing price's excess volatility.

In the analysis results by region, the province are more sensitive than the metropolis in volatility.
Metropolises is stagnant situation as the relatively slow economic growth. By the Central
Government's balanced regional development policy, expectation of the province's economic growth is
high.

The region is divided into three groups in accordance with the type of path of development. Group
I is the region to repeat a growth and a stagnation. Group II is the region to repeat a potential
growth and a decline. and Group III is the region to circulate development path.

In the analysis results by group, group III is more sensitive than the other group. As group III is

expected to rise housing prices, and that the bubble is burst.

Keywords : housing price, bubble, market fundamental value, regional development path
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