TEAT A62d (2009. 9): ppl99~222

SRR} SEAHe] ) AR A
Study on Purchasing Behavior for Investment
in Office Buildings by Domestic & Foreign Capital

e Aot FaAkdshd AAHAI1A AL
Kim Sangyong M.D., Dept. of Real Estate, Konkuk Univ.(Primary Author)
(smile7syk@gmail.com)
Skl Asdishal Fsikdiehd Aapay
Han Jesun M.D. Candidate, Dept. of Real Estate, Konkuk Univ.
(h5762@hotmail.com)

F% AReRL YAkl AR
Yoo Seonjong Professor, Dept. of Real Estate, Konkuk Univ.
(Corresponding Author)
(yoosj@konkuk.ac.kr)

-
I A& Q3|2 A B4
1. Mg Qulx Ao FE
2. A% o9~ FHEE
R

3. Al 23] wljuljA)
. 84 A=

V. A=54
1. 71843

R SRE

| AR W A
| FUREe] TR B4

. FUje] AR 7k EAEE) Aole] 4
T"?_Ji]l

2
3
4
5
6. =] 2 3F BATIRE 2pole]
7. RN 42

Z

V. 4E R dye

i 0] T 2009 SRS F-EAHEA|ATele] A PRl o9t =Rl




200 =EAT A62¢ (2009. 9)

I A'IE E1_G4 HY O
2 g
1. g7 HiE R =5
1 93~ o] Qs 2 2SS

0|27 AA QS FH A
1997 119 9J34817) o] % o)1=} e, 2. SEARLe] FAE) wl A
2o o3 95l vl 27} ke A AT e
el wATe o3z A3 A9 | e SRS A

57

o BEs g AVI7E HA Az
19981 o] $HE] FA% ofmAlt

AR | 1998RE 2009. 1AH]

TR 16,500m (F 571 ) o]

B9 9u)2 vjgAllEe Aol

=
AT} $53 AFEUGS v &7

tool spss 12.0

B

e XA, =, AERY 5
[ =]

o HA%E ) 2312 FA) A}
BEs} 319 2|2 moiFgleh

YFARES ARF FAB| W EAAY

2
X,
H

o,
o

0,
ol

B

B

o T2 T H

glon, vl omi ABS T2 AE. A
AFAE olael e FARI FFE 2o
Q312 JeiE e Q8] AL 2312 A <l
5.9} 93122 vhuhrbo] s 45T, 2=
o HEAHE B WEREITAAES) dee
Q312 PSP Hol T £ oS S &
Sl FAAE QA4S bz

oI~Z il Y3 FujRpLe) A
TEI AR HE s8] 3, FEARl dlolE
ol ofgk At 3229 35 o5 thaet g
M2 A4S 1 So] 75 ) A}
o]0 Ex} e 2jo]= TS Zols Aoz
A

2 o] BAL 9)89)7] ofF oF 11d7te] ©
T2~ vl A4S Bl AR} SRR

21] FAEA] ol ZASAEAE AHL.

E ASo M, AY A7E Bl Ae o
2 Aol i et #4e) S5 Alwske
et

2. 9170| Hel ¥ W

< = 1998 o9 E of 1R A 992~

173l =t muiahate] A5 o] 2
of& AR ATtete] el AE EAshs
B E2o] glor, A Azl Q3] At 2
5T AR OR A qPEE 2 19 6,500m
(9F 571 ) oPdR] PER sl AR RE &
Aol BH RSl S Q) AS ik
She M Qa2 Ao St el A
TP W91 Ak F50] 7R3 1998 2009
d MRV R AAgsiglon, E4AkE= (5)

Algel A} AsDE 2833l

1) ()90 A1 200185 AR IS Wrka7] AEI9aL, A 1ol o3k AAd 2418 v B2 el 98

webr] X PAREE AF7RIE A9H Pl o]l 2sls viutelel Big AaAle &

+
X
oo



3. M

i3

o7 Dg

T2 opdosAe] uAE olsfaly] flEiME=
A= F AREEEo] gk A el AR} F
AR E o] EAYEES A Zart ook o
EZ2A8RNS A7t F=ro 2 70H(1995),
713371 2k3(2006), X47]*4-016W(2006) 5
Qlom, AESAE A Qo] Tk A=
374-0141(2005), +2H°é S12(2007)

S KO 2= o)
= "= T M

el=AkEe] =l Qs FApeel e A
&y el s o]d7d-0191%2)(2005)E <]
FRPEL] AL ou MY Bzl EA /dgqbglgﬁ H
7L FASE B4 FEl <JE917] of -
Ak} S5lo] thH] s o)=ahte] el %‘}
Al sl Sla At e FR FAR o R =
A 8L ofol e el Tk Sl gle
ARTR= 7P EARAS M 5Eleit) vige] ofd
o] A ABS ARIAGE osaiie] F4 5
o] B ARoH, AL 2.5, A 1.8
oA YL RGo] ofaf kel Hls) ]
AR BH7)7R 64.3%% Bl A7l ES
WA RTE B £ Ao= FAH

A3 (2008) 2l=i7] FAAe] FALGH) ‘3-%

A 2 A0 wt TS SRl

Sske A HHo] Aze} FAE A,
253 EARSAL A Aw, LA QIO )
A3h 8 QAR A5 AhAE 7+, A B
A wrE] Aol Wt opad, ST e 2

fr o

o
olr

x] x4 =]

SR} ojaie] 932 FajE B4 201

MR A 9132 AP Bishe 5 454
Q1 APk ARES A4Sk
o]F8-0]8144)(2008)2 Q]mAFE0] MEA|
S3l Y F oy Qv el WAl 2 8 B
S S sh= AJS 24~
Z3l9lu), ek pAARE
45_ wgdet o312 W 5w
W9S =) AR T AE
ks AKE Eﬂ gl 37 oz Srsiit.
2] e 0312 A1) ER el o
o A Fe ﬂ%x}w ujak Ro)oick. ek
7] o]F- 10 0] Ak & AJRdelr] Skt o=
AR R 1Kol M 23122 wlg) Aol Fed
S} AL, 1EF0ke] 119G Aok Badt
& A At 22 Ay A}e:n SolHE 28]y
AT W ES9E Holx g}

WA AE 9312 A 2] S0 AFEL
Ao = SR Bkl e o)A

we] e wsiglon, SlAsle] T4t
Ao ol FAADE AR IS} o)
= olefgh e 2k Aol kol vhek A2
QA FEG Glolh 10431) Ful9] 4
¥ 219] FAalee] Ao] Awnis A 1A
FHE oleh §5 B AAE A A5 WaE
S50 Qo] ROl FaaEst | Aok
¥ A SJAe] ol Sl FA
| 71 ok T glow], ShijAite] A5
3 Wisko} @l o)Al Ml )4 st
Qe gt ¥ A Aol 0|5 BT} 3]

2

2

S

2) oPd7d-o1R1%. 2005, “ClmAREe] A S3]2 Wiy AR A7 SEAY AU0A A A ¢ Rk E B

ppl 77—188.

3) AL 2008, “SlFAFAA ] 032N BRG] B A7, ART|ShL

REAS AR

4) olFE-ol@A, 2008, “2|FALE] A& 0|2 FAlo] v YA 509l AT, FEA AU3H ATE AL 1 R

TE-LEAAEEE] ppl35-148.



202 =EAT A62¢ (2009. 9)

= 20000 Z{to] ofd S

A U] FApRpe] 24 A o2 DA sk 2005
W o]$5 FE AL Qi) =,
Z7PF =l FRpREE] ExjaiEe] o
3 S VA HAEAE AL vl s
A dohlie Aol 1 ejol7} Slrt. i AellA
SmAREL AgdArreks vE=A, Skt 54

FAA717] AR ARds & 5 3

Z»_—

KN
=

Il MZ 21|~ AE EM

1. M2 20|A AFEe| 32

M| Q3|2 A TR0} F
2189 (CBD) 7} Hlg|ek =22}k %M

3 ZE9(KBD), o], L

a2 1_MSA A

Az

= o

AEERELPE
BR71ES e

2571 942 o o

Az, Askart

A o A

o ==
== =TT

rZH0[ 24
EEHYEFS | CBD

Ve (2509HH)

(1502r8)

BrzIoIE =
(8, 5% SHEF )

BE7FO[ LI
o) ejoR 27 FRain, 3r) U o)) Aol S T
BrZIO| hAf ore
71ERA 4 (Others) 2.2 ¥-F3Hc}. 20081 % 7]+ (5372 52D 588
S8 MEAIE 105 o) B WA 27 3 o Bl
Sz oF 850 o] FFAL QIeks) WG F AL 2008 mAgERA, Offiscope
E2 49 58 =R JIE
T & Prime5& ATF B% Cesd
49 10% = 20% 30% 40%
= > o Ry 3 -0
7% 943 A9 1) z]_]—_y_/lz_‘_%_o AT A5]ah= ﬂ;j"ﬂ’j_ At ;];}94 O‘%_L
s nlgn) o~ wy A =E B QA EE HASH
]’ﬂ T 29 Ha]%] Ha]%]
1% AuA 1% 530 5 o] 19k~17F 53 9 57~1% 94 5% 3 ols}
Lol =(H) 25k 9 ol g7~k 9 | I9H4R~19 73 9| 19 43 9 o]}
X s 7}<] e _
]O}ia} 1 Ao 1A T=H 5 oy TH 108 oyl TH 108 o)
GRS 47N o4 374 274 171
AEAF 54 o]3} 6~10 11~154 161 o)

5) Aol Al @3] AA A58 ®aA, Offiscope ZF 2.




A& 932 AL 2000 0] % St oF 201k
3 yle]e] 2327} F5Eo] gitk 2008 ¢ 3
o= 31 237t o] FFHom, 2009del+=
$Fs DMC8F A ollA g2 oF 99
o] e3|2E ¥ete] F 270 5, oF 217 Hol

THE Zo= oy,
3. ME 21|~ ojofAlE

19981 o] % 20091 1ARE7]7}

A pgelg :{z;zfa e &

SafAs} 9| FAe) 932 FAY #4203

AL o 1,227% oz 20084 HF F}
1,373%F 539 tiv] 10.7%7} &FEtelolon, Hd
2001 o]3- 8 whol] WAial

=

2000610 2 10% W= FEAGD A& 2
3E9 9] Cap. Rate6)> dull7ke] &40 2
<, 7 A ke s B AP 23k e
A Fo2 3] slslgit) 20081 3AHE7
o= A 5.5%7H] Bolx o, 221 55917
HHAY o) 897K H5 3T

Ag )2 njujAlge] 717 598 AT E
™ 1998WE] 2001A7H4] = €18H917] o] % 74
AR B PRI e R W) FAlshs

a8 2_MESA uA £S5

T2 APl A4 3,300m’

(Et9): 33m)

700,000

(9} 1,00053) o]ie] wAla=

% 3757107 WA o 294n} )

Y

1,152 ] A= er The

2= 24% 8,2519] Yolt}, o]=
917} 3t 337000 264+ Ho] A
HA T 22 1,6009] Y 5

2200 2002 2003 2004 205 2006 2007 2008 209 200 20 202 208 018 A6 206

S3ISHEA)  BEOEREY) wAE

A dolt}. 20024de] F 5
7, 477 Ho| Ag=]o] ﬂHﬂHAl

& 3_n{afzd et AHeHAS| HEE 0|

o] AHL 712519}, i
A AEots B 1998 l
W njeirlale] Hit Pt 441 “ |
gk glojglont 101 #91 2008 | ©
w2} Heb7 k= 1,373%F 53 o 0
= oF Al i o] A

[ 25406

2009 1AHE7 10l Aehg it}

]’!\646]—93\ ‘:]‘ _ 1998 1999

A DHOfAL

(n_ EHHHD @5
474,862

500,000

404,681 283558

SI088 9049 T 400,000

300,000

129553
200000

100,000

200t 2002 2003 2004 2005 2006 2007 2008 200910
Az - 7y

6) Cap. Rate(Capitalization Rate, Z}%@%E)L 2 xdE
X Q4% FAH GZO]EHE + 9UdlE x 1270 + L@e] < 12788 X

NOI / V). &% 2959)2 NOI = (&

3l (NOD S MY 7E(V)E Ui gho= A2 Cap. Rate =

20% ) < (1-si3Uge] e2E) x 743H““4 + vjug o =SS



204 =EAT A62¢ (2009. 9)

78 4_7fH3%e| el o)

& FAREA vl Helsh

40,000

30,000 L7149 gags
5,747
20000 | 5806 6,082
1410

10000 -

1488 3,903

gy WRzan

1988 1939 2000 2001 2002 2003 2004 2005 2006 2007 2008 2008_1Q

At

15,000
12270
1 12,500 I I I xI‘E

1 10,000

1 < 7500

- 5000 E‘ OL:].__TL‘OJ -];(]—EL‘ (T) Ogoﬂ
lI1 2,500 }jloﬂ/\ﬂ —_r’*f_v]‘—@’ 199815_!?“}51 2009
d A7 7R AeAlell A5

12! 5_Cap. Rate2l 30|

{ C:clnﬂcltc{’ﬂ&,‘z«i::\; a0
e

A

Az G 7R,

Opportunistic Fund7} 8 A1 }=2 533t}
°F 20%9] =2 QTGO ES HEE dl%loH, &
E_U]—/\Li: ié]:/} ;L]U]—Eg}]jv/_\‘ _O] Eﬁgﬂo H

=g B 4= 9lt} Opportunistic Fundell €]}
%lﬂiﬂi Aol 215 FAAZA A=A} s

2ol e o R FABKE Strategic Fund7h )
S Aol F2 FARE Fofalolch. tEA

105 o) 1%+ 6,500m(2f 53
) olde] Q3 mimAlElE AR R o8-8l
F 232 vjujatells 161%10]H, 41717 el
23] o3 vijujE 3 WY 3970 FS 7F A
b 93] WIge <¥ 3>3} o] 1137 Folct.
BA7)7F Eok Aol 2Ala 53 3 o ©
2= % 16171, ©F 6458 o] Hx]o] A0
et oE Wl oF A%k 47molt), Q7]
o7 sAslH ok 7457}, HH o]
12 A9)eh 934 BRule] A wi= ¢
ZeArE S0l Slee Aekste] L))
ok ARt ARE FAsIIh
S| wjuiage] Ayt Adae 71
o °F188% olm, it 1.23 o] A
o Aol a2 deuAel
i 79- 1998 1907+ 83 ol Q32 m'

= 20093 1AHE7] &R 4228 94 o=

o B &
r&&l
AT
2 g
(o]

e

-
oX

o
ol
e

_—Og‘,
oft
lt

Y FoE 4

Q HEmE u“?%ﬂ zepdE]zt, et Fol 3o 122% 7353153tk o]t Ay= Q3 Hido|
), 87552 oF 15%0|t} o]F 7] FAE oist AP 23 8, YA 5o mE 3
EXow oFgA zRile FExlsl= Institutional Agh, HdA FAE, AE5HQ0 AdUlE A5 SOl
Fund9} 52385 GAglel] mh2 suld=r 5= 7S i SLeR Hel:
=ARbE DHofAR 2 2 &

uju) 314 13 23] 33 43] 2 A

g 74 31 7 1 113

AR 74 62 21 4 161




SUjRH} ol

oo

A 24 205

E 4_ME 2u|A DinfAIECl 7|7k &9
713t 1998~2001 2001~2003 2003~2004 2005~
TR Opportunistic Fund Strategic Fund Institutional Fund Domestic Fund
_ TR VR R TSN R AN | g
E ’ Heo] ok
=5 FAARY, FeRs | ) slelns A, | A3, REITs, ZHEH0] ©]3t
T | At ok AlsE | YRS 49| Fumee) get
LT7TNE | 20% oY 15% o1 10% el 8% Ul<]
A g | 15z 9 % 55% ¢ °F12% ¢ ok 3.9% ¢
Fa | Emes gen |, moeeh | D DB IO fugacn ), oy
TR} glukaziels, GIC 5 | 2 2o &5 o] ;1 Oﬂ,éﬂ(ﬂ;‘; i; T A, GE, WiEgYA 5
U ¥} REITs =9 FeiE =9 FeiE 243
Ak v A 2R 2007.10 LEALS,
E5_HTE Aol M N
(94, 3 9 m)
d= ELAE] AHAF B AHasy Adad md 7
1998 1 70,170 70,170 133,900,000 1,908
1999 3 150,941 50,314 255,200,000 1,653
2000 16 687,961 42,998 1,466,400,000 2,029
2001 16 657,322 41,083 1,381,300,000 1,653
2002 19 821,926 43,259 1,760,900,000 2,110
2003 19 745,684 39,247 1,588,200,000 2,054
2004 22 801,734 36,442 2,385,670,400 2,568
2005 16 522,040 32,627 1,652,451,000 2,836
2006 9 262,326 29,147 659,900,000 2,518
2007 17 736,059 43,298 3,233,225,744 3,925
2008 18 743,329 41,296 3,196,948,302 4,346
2009. 1Q 5 248,050 49,610 1,109,816,362 4,229
2A 161 6,447,542 40,047 18,823,911,808 2,705




206 =EAT A62¢ (2009. 9)

E6_HUYE

(S 3, A1 9 m)

2 AgRs | anz Adws Akl W AR
=AEY 2,407,307 41,505 8,382,663,522 144,528,681
A 2,182,505 39,682 6,185,138,986 112,457,072

oo=AY 1,319,574 39,987 2,907,803,000 88,115,242
71ek A9 538,156 35,877 1,348,306,300 89,887,087
27 6,447,542 40,047 18,823,911,808 116,918,707
g 012 AS] 30 BES ANEHT A < 9>} Pk 4L} AFALL PrimeF
D S e R R
o, S|, Ve 0T WA TR B AT NP6 45.7%8 TS 1Y Sl

o =] 2R ko] FAkaeell 2tol7} 3155

=2

Adlgele] acis 2 Aolg Holu A8 719) 932 IR
ol

1

= Bt ARt AdRAe 4e

3l oF 4UirE. BAF o] 28 o)A QujAEo] E 8_=U2 AtEQ| 2u|A NjelHA téaﬂ E]wi .
<) A
T2 AL deS & F ATk 2 | zoaz | amae | an A
] AEL A4=Q o Fx} HAo] ZF 509 A% o
= ouZe wm omAr ol uelAlee] ae | 0(30.3%) | 28(45.2%) | 58(36.0%)
96.8%= FAHEA0] 90t} <3 8>l A 9] ﬁﬁ 40(40.4%) | 15(24.2%) | 55(34.2%)
= . . .
2~ wfjuiabe] AgrolA] EAIAY ] Q]2 vulAl S
ol
A7} 36% = 71 = &% HojFr) efoRpEe] oif; 20(20.2%) | 13(21.0%) | 33(20.5%)
TAAS mlui gl 45.2%¢1 BhE ZURRE-S 7 “
7
HHe] WW&T&PA WA} 40.4%2 7} qe | 901®) | 607%) | 1503%)
& e sl wasel sullel AR el AW 2 | 99(1009%) | 62(100%) | 161(100%)

A7 gtk 24 BolFal Sl %( ) Qre A U] H1E

gtz oigh =] 9 o]grpEe] 2lo|= E 9 2UIQ XH2O| QmA Oy 2=
(55 o Q)

E7_ZUHQ X}=O| QIA OjQI= TE | SRR | SEARE | A5 AN
(S9): 214) . 38262 | 44887 83,149
frime | (3550 | (55.8%) | (44.29%)
Rl W 0 W B 192 | atoo 7341
A5 | 5050.5%) | 2(3.2%) | 52(32.3%) Al s | 01w | (39.0%)
%2} | 49(49.5%) | 60(96.8%) | 109(67.7%) B (21%@?) (111’315;?) (312’2;8)
. 0 . 0 070
2A | 99(100%) | 62(100%) | 161(100%) ) 107,744 80,495 188,239
%( ) oke 27 o] Mg 2 (100%) | (100%) (100%)




E10_=Ue A=9 2ulA i 28 =7

(291 A)

TE | SRR | 9EAE | JA AN
AR | 64 (64.6%) | 7 (11.3%) | 71 (44.1%)
ABS | 5 (5.0%) | 45 (72.6%) | 50 (31.0%)
REF | 14 (142%) | 2 (3.2%) | 16 (10.0%)
REITs | 16 (16.2%) | 8 (12.9%) | 24 (14.9%)
2 Al | 99 (100%) | 62 (100%) | 161 (100%)

Aol <3 10>} o] SdahA| thar) oAl
ABS W2lo] AA wiqiige] 72.6%5 2145}
W AR A3 ridshs B9t 64.6%
= 7P =A YR
wjurbed it AaA wlge], m
D s i = LR
o] ylo} Fxjo] elaaiio] SfaHin} &
Ao & B BIQIthE A < 11>0A4 o
4= Ut} 9|20 EE)4 BEAo| oM L=zb
B2 AR Hlaste] oo R et v
A3} Ag-go] a1, Tk gon, X|akd

[e=]
-1
shel A7k A9) gl B8 WS A

flo

fl

AR} @A) o3 Exae) B4 207
= AoR e
woE A Uees T ﬁol U
<3 12>t} of 1171 =
A o' SRS 7P iZH"‘f} =
Bewel dds A %‘1 U= TR o R A v
Y= Abel7t 71 B
9] Primew 93|~ ‘:’E‘
& ABS 725 TR &8ohs 2o B4 HIh
QAL AL Hulsto] AA o=
At wjel7A, mt AREele] wgkom, =2 A
|5 B AR Al e Ayt Bk
7Pk HYES sl

ol—/q

3

V. Az

[ |

1. TN

o Ak 11
dgirhe 9 o

fi
-
=
)
{E
i
v ik
o

T ek v sk x}w} H,(2001.4)7 7F
AFAAE-E91%(2003.10) A7gol| whe 75

E 11_=UQ AR 2t 7|EF FAF =4 HjW

(D91 ', A 4, %, b=, &)

7= FURHE AR A ALl
FA e 37,119 44,722 40,047
Bt 7124 108,832,010 129,831,336 116,918,707
Hytm G 744 211 226 216
gt m e NOI 8,150,558 10,837,060 9,185,112
Har AW 43,316 50,978 46,267
Ayt AE&E 52.2% 54.0% 52.9%
At AR 316 348 329
A dste] Hat Az 6.0 4.6 5.5
F M NOL = (B3 X S4% =A% s + d9tis < 12719 + dekeii] < 12718x 20% ) < (1-33U =]
FAB) ¢ m e



208

TEAT A627A (2009. 9)

E 12_=LHe| X2 7F 2u|A SXREEY H{w
£ g pERT
PRI e 1% 4 9%
s A B Prime
N2~g - E
HER e 7
=55
i 2134 g ABS
B A e He
B 9w 48 W
At vl e 5
m G A E =5 s
85 e =5
A 4 w5
At 712 3 Ve

A7t g sk A S| AHe] @32 Bl Q)
7kt olmAlLe] FAEE wElrh] Al
the Aol 978 Alde] Al7Tzel whet =uielt
tol AESH a7t olrk
<T7) 6>7} <H 13>S B Qf=AEy} gip]sle]
FURRLe] wjulElg7} o] 7] A
W o] FE|Qle] wE], & = 1998WI5E] 2004
WIS 19A1%, 20051 o] FHEE 2TA= 1

o] EAes

H 2=
77 %

*Fol WA FAEE nlushy)® g,

) A 7ke) Q3 FAsEe] Zjolr) A

38 6_2=A=el 2ulA e g

25 e

2005

2,00

150

1,00

050

.

.

1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009

*eR/FUAE HYUES

ML FUREs) WA
A} T Rolet.

S181917] o) FAEE
SANGE A58 549 o
52 vgle] wgkom, Az
o] EERA FAEAe] 20
7} 7K. ol we} o)
2 i) A SRS 15
o} 28] 3ol A2 T A}
el 9 Rolt

7Vd2. SRS oAk

7ke] EXge) 2ol AlRlo] BESE 74T A

E13_QTE e ARz 7t oyl

(291 2D
d= | WA | A=A | A
1998 1 0 1
1999 2 1 3
2000 8 8 16
2001 6 10 16
2002 15 4 19
2003 10 9 19
2004 10 12 22
2005 12 4 16
2006 6 3 9
2007 11 6 17
2008 13 5 18
2009. 1Q 5 0 5
2 A 99 62 161




ol

Bz R oA B A 1197 Sje) 2R 7¢
o B4 MR tE FAGHE B gk :Lai
u 7M1 o] AT SulRRte] Tl e W
2 QAR te] Fasle] ato] Bt 7Y &4
ojt}. of= = AREo] FAYE|7} ¥igly] witol
the BA RS SulRe] Tl e} o) maht
o FARHE sol7kal 7] Wi Slojok.

71 72 99| ~E mifiskE AlAelA
S| HIgo] zh= E8]%], AAA 540 tig
9] AR 7ke] FAllelE A% Zlofrk Faf
= igellA &, AR 9] de] Fgeln
2 Q32 ujg) o] % Arke-g B Azt Foll of
g =] 2R 7F FAlyEle] Alo|E s F
713l

7143, SlFREo] QvlAe) RAFAY A
PR B47170] e ok

oA FAEA o0} oEele] nj)
A%e g TRY SPAERY 05ls WES B
fal 7)00] Ao &S Aol

714, 39 A AA A¥Y Y EF(FE)L 1
8717kl G- w)A Aolu),
vk FPAol A} 9)=iAHe] SR 1

F7Rke] FTh, 915 g FARA ] A
BEAE a0 Ha) 1671700 @A ek
ok 2 4 9) §Io] FA

I
A3} 440 Ao 74 2 Aol

S %
Y Folme kb2 2ot WY EHe

SR} o)mAkLe] 932 Fabale] B4 209

of thet vhdt deiRks A4S vlal, A5

W= E47 0% oF 212 7} 3jEjxjo]e] F-2o)
7Fsdt < BA7IRP| diste] ] 2R 7k Aol s
48] & gk,

uy

22

02

A} o)Ake] B Wake Aa)
7] 918l WA sl wQA], @ueh ad
Sof oigh )

i

o, WS, I, o

1955
EARE TEI] WS Ak A o]
& 28 9 719) o] vlmE §la) nmpgo
2 s ge) 2ol AolAR(RAES ol
Fo,

osl2s Wge] 24l Q= Beld 54, 5 vl

%, 088, AsAste) Az, FAje o)
2= wfuirteel o] AR, sdat A, A
N M A 58 1A ol (— A8
s} ®A7I7E =

analysis)& o83t} AEEAE AITbS S5

i AAsiaL ol 2 F= 89S
3

D)
il
[rt
3 =

el ek ol sl 4

¢

F(D)E 2=t} T AEE(survival funct1on)

Sk AR5 h(vE thewt 2o Aejg
St)=P(T=t)=1-F(t) <2
> Pre<T<t+alT=1)  ft)
}i(t)—llill} At —% <}\] 2>
A



210 =EAT A62¢ (2009. 9)

ABES= SANA A7 AES FEe]
H, SA%E EAE (A7 = AT
ZHAR Bk A5l AP He SeRE S
ofmgit). 5 71A] ARA9] Al7F ZFA (time interval)
& ofe] 7H] Rl Faks vkt olE EH A&

7Rk BAA, A, 13 A 89 el

1y

=
cthAgk B8 (multivariate  analysis)o] 53] &

T-EH, olggt Ao Cox®3o| 831} Cox

SAATE St o] B Wiy AL
sfol HIEe Bapo] b IRl R
(semiparametric) X3o|g}al dAoR|aL QJrk:

EL e e
proportional hazards regression model)o]&tal
L& otk SRl owd EX= 7PEeHA] &
= 7149 & g4 (baseline hazard function)E ho
(kL & wf IukE o Cox8|HRE-L tA1 4ol
A o) AFETE ol dlFirEe] gHo=
F3gh

B 14_2E0| AI8E #H4
BT e
= TR BPER PREANR~A A, oA~ A2
A HAR7I3E ’ ’
s EFA -
Adds | eslas @ AR W
o LAY, e, ojolelel, J)ek A9e) i) ) Ao s}
o of TS A2 (7]EF 41%1=0)
AR | 44 vl A WA, aelo
=el A gl m
ki
MEER | Prime, A, BET 37) §HOR THsle] tnus A2l(BEH=0)
A8E AR [ A AWA (DS %)
= AT | ASAAINTE] ER A
£ AN | A E As FAE
WA | F e A Q)
mg A | Ee] WA ()
Al | ARl g gl
3AA
EuZe | miiAIR el m kel
pernop | EEEAREAR 2 dujEE)+Agtax1 2k e
i x12x20%)<(1-Y) FA /M o] $248)
Cap. Rate (mF NOIxAHEE) / w7+




h; (t) =h, (t)exp(Biz; + Bozin + o
+8,2i,) < A
3>
(714 B=(8, BB AARIAT, h(DE 717913

=)

i}

<A 3>l A B HE WrEe] 99
& B 5 sl sl uid o
& ekt S gl FaE 7 o
ASHE ghol AXEE, s grae] gho] S5 9]
o] Tr& oJmht. 7k o] el 1
0:Bi=0)= 74 SHATE BELARE Ui B
T &3 AP ofE gl W, ©f
75 T AR, 5 ALl el 99
T AeEE AEsh] fleide A
Frol@ Mg WSk frofahA] o W A

SRz SRS HEED S Bo) FI% WS

1 oot

(

e

il«%rﬂgrﬂ

il

e
Aegk

B ATl TR S AHgste] W
2 myol] Bslgion] weE mgol HY £
& AASKE Sl E7hel P A

Yol M= 7 W 7p7) AE
A= (hazard ratio) =}

o
=)
D0
rir
o2
o
J
tjo
o
5
Ho

AFET9)

7) Bl o} oS wint FAK R oun)7} 9low, B e A
<2721 WPl A= Suppressor effectS SH3F] aiA L3k

SUAREI} 9)SAbEe] vl BAE 4 211

B Aol AE= 1998 ZARK Aol 2009 1
AREZ17EA12] 717 dlel] wliul 7} o] o)l Al 7}
AE BA7RIeE elGith wAAkRe] Qv
wfuA o] E7HRE JHEE o] gl wet 1477
£ g e Aol HA7IREe A8t

w2717k 19983 FH Al |2 AAAIE el
e} 19981 ZAAIHo] EA VY Q3] WY E
o] #3F Zo& 7L ZAA o] A wju)
AR 9] 7130 BA7Ee R A3isit). o] 4
T BH7 R <9 7>9] @Ol sidsi 2711
< Ty~Toolth

19984 o]%o) F=FH 9y WY e] ALo=
[e}

3IaL <1 7>0lx @l sidei BTk Ty
~Ty otk 247IRF tell 23] ol vz ARt&
A5olli= A vieiA A R Azt A7 S
Bi7|7ko 2 Asigitt, o] Z4-ie <ad 7>9]
o s WAf717k Ty~Tiolvk @3t 3]
Al vilElo] £A713ke) E7hA] Hrslal

Q1= Abdle] 79+ Censored Datal®) & 25}

AN ©

o EAA oJulrt 9= AL Suppressor effect} 3hH,

W7 2egol| ol 9lS 7Fs/do] 2. 12| EE Suppressor

variableo] 2ol J& Witk on] = WS Foplis die R o] F2 WU $4Y-HFS 2008, BEARS

A, Mg EERAL ppl72—-174.

8) SPSSellA W45 Bl A8 Z& AAS ul= thg<] Al 7F4] WS ©]83h 1) Likelihood ratio statistics based on the
maximum partial likelihood estimate(LR), 2) Likelihood ratio statistics based on the conditional parameter
estimate(Conditional), 3) Wald statistics(Wald). ©] % 7 ¥4 W<l Conditionale] WHFAIA 7 F2 o2 deiA]
WU, FAL-HET. 2008, AEAR] AL A& ¢ SiEIE ppl80—181.

9) Z4F. 2004, “H]HIFEHS o] &g i WIxE T oA FERF Ay 48, FAAT A9H A2E. pp51-53.

10) AEEAOA Bvents WE AFES ojulae] 2 Agola
Aol of 3L, A8E] Al7io] WA wile] Ak Bt

32 wjwl7} Event7} B, 2 diido] 25 Event7l LAshk=
$- A7) AL F=AH Censoring) HAckaL wah o] 27

TEAdE A5E5S SEddE(Censored Data) 2} 3 AEATE SEATARE Efete] 43l nlet AEAIT] Al



212 =EAT A62¢ (2009. 9)

a8 7_297|7H S o A vjualEE A8k
Ark11)
* B ooAqe= =3 A v
6)]
= L4 = N .
0 1 @ . A 55 AlQ)e A3 F
iu T, T, T, T, Tls 154719] vjuAlEE FE
1998 2009.10 o= A,
E 15 7|_7]c_%7:||%t 2) %EE#
Aruis Hd XFAA )
HF7|13e) Qs nAle SHATE A
AgAs 2004.01 2.7535 B N
Smy— Al e3jx0] BejH EAHSel AAA &
(871E1=0) - AT g i) RAlEig B4 5
PASE ilc i AHF M= Agds, A9 AddA
&1“ o‘;]—]E}jgl 0.3442 0.4766 TS A, A, A,
= A, WS+, A8E, XYt
ofo] o] T e o aLelor .
(127]Eh=0) 0.2143 0.4117 A, FANG 55 L8k A
Aefa (m) 39,135 25,885 SAWeRE Wit b, e 7h, 94
oJul 2] (m) 45,540 37,605 5, dg8], m3 NOI, Cap. Rate & S
9 u) Prime 0.1558 0.3639 gkate] A58
HgEu) A 0.4675 0.5006 Ha=o] 7| 2B A TS <F 15>9} A
85 0.5288 0.0805
EEE =
5.53 4.03
BH. « = . .
(5 =7T) 4. FUYRHES] SRWEY B4
TR 326 315
w7 (A 4 114,396,775 125,062,360 _
HEHE @ 1) 2LIRHZO| A7 3} 24
o) 017
™ W7 9.709.45 1.238.45
H
dolyg. 16.73 5.19 %14—])(]—?_— UHUH/\]'E:“ 99@% /‘]ﬂméi 1<
| 7.62 1.33 A|(1998~20043) 9k 29HA(2005 ~
m g NOI 214.74 63.24 2009.1Q) = TEsl] FAHY, WYE
Cap. Rate 0.0879 0.0292 & idEA mjQl e faAgee B

om BH7|7EE Ty~Tsolth AA ujmjale|elA

Y
o
tjo
fot
>,
ol

)
o

Ak As} S AR <3 16> 2] 1

o] AIE 4 qlofok sk, Wk AEARIe] ZEolo S, A71S] WAIRE S| TG S Yook T,
A el o3 vjeia ) 23t o) Z11E Aow FFARE] ov)s 71 HalaL SRl sl nielals
4] wuhage] weake] Egste] FAISHE Alo] Quboll, ¥ AT A4 FEH WP o o ue}
2o A g



SR ol ARe] o3 FxlaE WA 213

E 16_=LHAZ2 Al7|E FAREEY Hatol * 43

(9 70
TE 194)(°98~04) | 22AI(°05~09.1Q) 2A) XA(EE)
=AY 10(19%) 20(42%) 30(30%)
A 25(48%) 15(32%) 40(40%)
#Y 9.806(0.020%x)
ojo| =AY 14(27%) 6(13%) 20(20%)
71EHY 3(6%) 6(13%) 9(10%)
Prime 5(10%) 9(19%) 14(14%)
Sl A 23(44%) 22(47%) 45(46%) 2.519(0.284)
B 24(46%) 16(34%) 40(40%)
s 32(62%) 18(38%) 50(51%)
=7 5.334(0.021%x)
F2k 20(38%) 29(62%) 49(49%)
A4 41(79%) 23(49%) 64(65%)
) ABS 4(8%) 1(2%) 5(5%)
- 17.941(0.000%xx)
TE REF 1(2%) 13(28%) 14(14%)
REITs 6(11%) 10(21%) 16(16%)
2 A 52(100%) 47(100%) 99(100%)
1w s 212} 50, 19% Srolaraol A £<)

wple} 2elol N A ee) aet Aol 1ol
F9irk

1Al A SRS 9 )~ AN o 7= 7l

Do
S
(e
(2]
rL
-
o

o
I
2
A

ot
ﬁ
)
2
N
2
M
r o
pocy

91¢] o] A% && CBDE Primes 23|29

o vl HEtert 5A435] sl | Aelth

AR <3t 16>0l]A 2 1AllA] A wjw
Ar#le] 38%01E FARA wlde] wlgo) 2w
o1 62%= AA S7FsHSAL, 53] IAFAARE
8 Aol mhe s 2vel 2
F02 F7H2-28%) 3] FARYE|S] WskE e
Pos & ol

WAREA S B AR A o3 Ak
4ot v}, v 1919} 26 7F
o] SFAREYE Afolel] gk e shEo] B 0.055.
o} o} 1e7jo} 29k719] FAlee] Apo] 7} girk
= RS 717 =9l Y e HE V1=
TS Foto] 2l 1R Rt 2
el s AEshs s & 4 ot B
Ao frofdh AfolE HolA= B3

< 1758 FuRREe] 932 Aepedizt ),

jines
-1
FéN
=
e



214 =EAT A62¢ (2009. 9)

E 17_=URZS AZ|E FXRE] Hatol A

(F @9k A )

T 1241(098~04) | 224A41(°05~09.1Q) AA t#(FIEE)
ZE . i i —0.920
- w 36,968m 37,319m 37,119m (0.927)
o Az 40,397 m 46,547 m 43,316m ~1.022
= ’ ’ ’ (0.309)
| —3.797
A 79,209,615 141,605,722 108,832,010 (0.000w)
714
e 2,088 3,544 2,779 —6.737
714 ’ ’ ’ (0.000%x)
0.277
Rk .
qA8E 52.4% 52.0% 52.2% (0.782)
B4 | AskdT}e] . n n —0.142
=4 7] 6.0+ 6.1% 6.0% (0.887)
2k —0.759
g 294 tH 340tH 316t (0.450)
Fowel 1% A 9
=24 EAd ujgt FAEHE £451] Ysk A 2HG & 239 20] 584 EAL 1919} 29
o= 7 W5 Hegks F8lal ool uisk t—4 7] folgk jolE 714 @A )tk
S s Ay} t—37443 292 9] Al HEH 7hd 19] WA x| gAME
=]

4 A4E, A3 Te]
o4 B4S nojFe W
A )@ Aol7t gl

olefk 1918 1 HAR

w1

Y
=

lo
[o Lo
>
[
Ll

park

2

Tl (0]

8k

g e

s =

=

)

2 2
= _1m

N

e

2

2

2 o
rlnEm

o
oy 2ot
2
= ¥
3«_'1
i o
o, rr
N
I B
R
RuA T )

i

)«

1

k)

s
o u
_|0
ol =<
4
%0,
o
[N}
(e
(e>)
(&2
rf
s
o
B
I
)

4

a
N

Sk Ak Ee) 20014 o] % A

oy
h

Ask the e Hol

H, A, ddd, B85, Aekd A,

~V
il
flo
5
ey
T
o
)

o

—

o

ox
i
_O‘L
Q
2 b
ot
s
[
il
2
fo
i

ot
oy
=4
o
fo
[

“

k)
iy

m

=

d
[z
5
llg
C
P

of\

N
-

ERIES
2 |10l Bz Sujao] 2ukAlelA] 1k
AE bR AAE R

il
Sy

m
By
o2
k)
N
N

=
iS) 24, vhg] -

A= Watal 5SS

oA 7] 7b9e FHsk

L

PN

H

O

e el

otk FAY, WY 5
el A1714
o= Awsto=

2) FA| BRI} EXIZH YKL 74| Hl@

TUAHEL 247l E0}9}A] REF, REITSE ©]§

3 A 0 vl SkshAA A

Ble] 2jol7} WA AL S B4 FHE B

3 o 4= ATk

Ttk SRRl Ae BAS Al9lg
FAEA U|AHRe] @A ztel7} o d?
7] Aol 7Fssit) shths, FAEA R
tsto] 1919} 29HA] 7+ b el 7he]
T Aozt gle Aojehs AztelH, thE i




QAL 50 FFS ol FAYH 7+ Apeol”
SAsHA Herd Zolehs Aztolty FAEAS
Sfell MARE irREe] Q) FAYEE A
Avtel v|wdk Aol <3 18>, <F 19>o]tk
<z 18>ow: FEABARO R 0528 vl

_4
—|—’

el folEEe A wm E%ﬂam
2%l ol AAEARS ghol Aol e

R R
Folagol ALFE EAGEe] Aol7} gk

M 714 = g Ak

o

©AReE T3 SR A vl
Hla) 15k79} 2517 1he] SAPE A ale) Ajol}

t&é}ﬂ Bk Aol AgQelA £
A2 wj}] BA o) vl HA A 4
sfolu], Fujahe] FABHOR @
52 vy N7} 27k

SRR} slEe] o9 EaaE B 215

= QP SRl A7) e

18 _ AL RHES

W) ol 7k SaEe] b | osl
o= ATo] BESE 1S 7t A R

olehz F550] TFasint

5. T2 A}2 ZH FXIEEY xjol2| 24

7hi1e) 28§
A ol
A

E—!‘g}]\%}\

= <Ezp B

ol k2 R

53 AR

=3

=
Rlom, 71 fAglo] FEAIHT
O =

AR BE

TR SIS

ok T3 AR A S 27}
!

gk 43 FAREE B Ao

v, A 240] vjlo] Rl 9FAHRS] T

Aele)o} golAi
SR 10] FRjalE

A9 wol A A}
Abo] B85 1 Aol

7} 8% Zol5 Aojghs 30| 7Fssit

4,
sgo] Ax= A9E noltk. 1AL Alelshu 7| <3 20> Skt SfARE 7] 092
TIPAS 7|21 5= lo] 1ekje} 2wk 7 Al ARENS] oA Aol s sl At e.u)
o] xjol7} glom, 742 9dA] ebA E 19_=UAR2S| A7[E FXREE R t-AE H|w
A R R EAEh At A5 . A ) AR | FARH e
2= yalel IR §-odEH T} - tg(Fel2E) ta(FrlSE)
B2 Exele)e] xjol= At)Ao s w | A —0.920(0.927) —0.034(0.973)
Z_,h:]i;— AL ok 2= o)) A auy ~1.022(0.309) ~1.263(0.213)
A2 T3 YRR A2 7 | A7 | —=3.797(0.000+++) —2.291(0.026%+)
[E ALJgh FAHEATke] Ffj o] Al w4 | —6.737(0.000%+%) —4.122(0.000%+*)
A7 Exp3E 2jolr) o s = | A&E 0.277(0.782) 0.139(0.890)
AR Bhs A RoR iy A 21 i;%j ~0.142(0.887) ~0.105(0.917)
ST FAYAL Lom, el ¥ i A 4 —0.759(0.450) —1.440(0.157)
Ak Aol Avke = vk LS LTS e —
YT AS S3a 2 o) F o, iz 212} 5%, 1% ol f9

u A

¥3)

7392 = T2 A9 9.8(
F 2.5

17.¢

T, wels Z17E 5%, 1



216 =EAT A62¢ (2009. 9)

A=A w ]| QlofA] 9] AL
Aok 28] 3} BT fro)dh Aol Halth. o] W
Zpoliz ‘ABS w17l of gt FAE A ] Q)
A wfiglolghs esmabie] FAREZE 417
%OP SRR o] FARs el Hsf A o=
Fraslths AME ER13 4= Qlrk uhd £
fref gk Aol 7t Gick.
2 AT 42 AR 4 SOl wet =9
AR 2Fe] FARRE] Aol 7k of WA MER=AE &
Aal7] 1o, oo wa} 15k719} 2xt7lel 4]
L frolgEs HEs & %537} A
FEAAGT} 23 SHl 9lojA %ﬁk-% 1)
01] H]3) 2904 gl Aol whA f-2)g)
F2 AAE A7E Bolar vk 2 FujRRe]
1714 A4 SR v R folgEoe
A5 FAE e Apol7t glokes A7
7kt 4= gl Hok
TEE AR oAk Jte] v s
AEPEle] o7k 2ol QAR 2eAIR 24
2 A7 FolEthE A & A Qlvk
T2 AP w4 9 AwA, vl Az m
AE&E, At A, F=ade 5 &
S - A B frefgk 2ok gl Ao
A A
ARA o= yAlelA] SRR} o)Al
FARYE] 2fol= 16 A9} 28] 7ol #-0)5k 2}

>

ofl

N, ol

—_ -

N o 4

2

F

kA o) %94.@% o] 1570 H)
F AR 2be] Fatey)
34 ek webs] 7Hd

of ARl SRR} lFEe] TRl Aol
= A7) BEFE Zol5 Aol E FHE 5 9

Al = A

6. ZLiL| A2 ZF BER7|Z X0l 24

21>0]w, =fje] 2t 7F Bofp7]7ke] xjolE 1
I R Alo] <17 8>olth

< 21> B 5959 T 7Edy, Y
AdaA, dvd, Ay U9, €UdE, me
NOI, Cap. Rate s°] froJgt M= A=t
Ane] s e Are] Hog Bl & 4 ek Al
o] Bk (H)ER] A9 Bf7|1to]

2 (DS A B IRto] #olrks Ao s
&

whba] AYARET} 2ol 7}77th AR 49;1
of A 7

E20_FhQ| RHE 7HEAE SR Alo| Hiel ¢ HE  spjesem maqma 2o 209 )
TE I X388 | 224 XR(Fe88) 2 HA7|7te] #olA|aL glom, Fal
FEAEY 6.010(0.111) 3.416(0.332) EAol A3tet YAl 2 Cap. Rate
¥~ 5F 3.319(0.190) 0.331(0.848) 7F 58 AT S BTt &
52 33.845(0.000%++) 9.534(0.002+++) T AS L Sk A 2T A
oIz 46.609(0.000%++ ) 40.181(0.000%) o] Fat FolEo] F2EWA GIC &

Fo e, ez 242} 5%, 1% fl9

ol A 2]



AT} 9)EA o] 93] EAE B4 217

o AERECIE nAE

A

E21_=Uel Aze 2Rk =8 24t =
S BA%Ex B) SHE)9] fhaFo] Z o
i XD
ﬂw; ; 2 Ueht 92 g o]
AdA= —0.365 (0.694)w . .
F oF 2~-3d & Aiist
A e (M&71E = 0) —0.393 (0.675)xx ot} e Ao ¥
= (Eopm )\—i s
A 0.000 (1.000)+
=94

A A 0.000 (1.000)xx

Fhael 29 Ak

0.430 (1.537 )

16~2071) <k B(SF 26

~28)713klA AESE

(A% B 25)o] B

A= —0.558 (0.572)%x*
m T NOI 0.048 (1.049)#x
Cap. Rate —10.696 (0.000)x*

713vell Wil A A

Fooww, w242} 5%, 19 FOFFNA I3

a8 8_=e AhE 7 2R7|H FHUERE
Jef=

Ao B w9
T2 wl]) o] F oF 4~54, 6.5~7del| vizE=
ARIZE Bk s o 5 ok
olg|gt AL oJ9iel7] o} 2xA
2o i3] WrAlels REE QIAE v
Opportunistic Fund®] 7-9- duH4 H7-7]
~3dolfl o, o] % 5 ApLe] Ao <k
°}& 7]djsk= Institutional Fund2 W3]
YA g} gk FAEA 07 gk EL g
sote] QIS misle 4-9- el AR K.
71zVo] Hd) 5138 FA] St Holld <9 8>
T FolE AWE 4 Atk
s ow 71 3 Qmalto] Q20 HAF
AY 749 FuURREEL B A717e] F1S Ao|th=
QmARL JUfAHE 7o) B3 A A
.

& o] WIS ¥Rl < 8>5 Fel AAESI,

:

P

oo
2 o
roh &l

Oﬁ r_}l_l
©
o4 oo

ﬂ_r'
w2

Nl
il

Ho

lo

e X
7. MERM 2HUI

A= Ud S1NTES Al 7R BYS S
AT WSS ShlM AR 2 5



218 =EAT A62¢ (2009. 9)

E 2 MERM FFZ
Sgua 7y 1 72y 2 2y 3
BAIF(Exp B) BAIT(Exp B) BAIF(Exp B)

A= —0.235 (0.790)#x —0.262 (0.770)##x —0.231 (0.794)##x
A 0.000 (1.000)* 0.000 (1.000)sx

AHA 0.000 (1.000)s 0.000 (1.000)s

AUs —0.531 (0.588)*x —0.456 (0.634)%* —0.498 (0.608)#*

e 0.256 (1.292)*

g NOI 0.045 (1.046)%wx 0.037 (1.038)* 0.041 (1.042)sx
Cap. Rate —6.431 (0.02)* —7.060 (0.001)* —8.696 (0.000)x

AAH] =AE

! —0.651 (0.522)*x
(A& 71Ek=0) ( )
AAr] =A]EY
—0.662 (0.516)%*
(A& 71Ek=0) ( )
gy A
5 0.576 (1.778)wx
(Bsa=0) ( )

217y 10%, 5%, 1% Foaolr] 23k

Tk ek sl

sHA

"
2

& Aspst B4

BHLE 7Y WSS Aol 0)ne) 3]
4 Sass AAY BPES BEE Fso)
Frole Wl Asic) B2 mgle] Wil
AAEY] WS T BY3e B ¥
ol WREHYE WeE F7sIsI B4
< 22>9] A EEHY

Ryl $A A A, AA, AWA
HoldE, md NOI, Cap. Rate So] £-¢J3t ¥
2 BAEHAME ol AnEe WA
NOZ} 32575 Hf7|ite] S7keh= v,
A7} Hell 7Rl s 7) o, Al
Aol 75 ER7IREE oAl 3o s

r
Y
Mroofh

B
1o
o
r
=
)
s}

7] wzoltk. webA g A NO} 25
Hf7|3te] Aojxlvhk= AL ev2 vt A4
T BA7IRke] dojAl= Ao sixed = Qi
FAEA S eyl vi]lo] FlehEA A=
et Qx| fRIE Ak fAaEa glew,
Primes olde] Q9|25 HfslL 3= AHAE

W] 2pels e AHEHTE F47)9
]



wA1%j0] B 7ol w3l e

4oz gAFo] vor] Juiar} ok FAE

o] AEshe Aoz o) A AE BkO.

o, ool YA BRI A} 2]

wl-e) A0 ShET, e} o Helg

o Plg F402 ous BARLe) 40
;

7} diid o s wWoy] Wil Ao et

o

2.9 37}z Q3 A o319 Bit WHo]
A&H0E Faslople Ag o3z A1)

o

o] ASH 9] A9 B Fit U} Hasio]
!

AFSEE B2) 240 vigo

rf

= 1998A%E] 20093 1AHE71714] oF 11
e e Q)2 wjuiAbe| S Fel] Al
S AR 7k Q9] TR k0] Aol E H]
slo] ASohs S BHo= sl

AP o2 FAsElE Alke] S50l w7
& s ok whebA] SRR} okt
o

Q3|2 wlQ Wl HIE-S AR 1998FHE 2004

Bl o

19

SR} 9| TR 03 EAE #4219

WA7AE TSR, 20054 o] ¢5 2GAI= 58}
o] Z} eAMRE SRk B ok
FAYE 2folE ARl Aol 2 A
2 okl Sy} gk

A SRR 1eAle} 22 1he] Ekst &
Apege o] fol& VFERARITE. 1 Alel|A] SujzH:

& 1) 21

ro

o

=1 [e) <
S s 540

3l o}, 26l A

e
A
X iy
=2
ins
ol
FIF
ok
o
o
rx

{i

o>
)
19
=2
o B~
2
D
>
olr
il
1o
=
ol
o
:
12
o

o
2
&
z
7,
off
ol
FONC)
=
jine
ol
o

O—EHU
= 9 0
>,
g
[
4

aj
ol
3
o)
jlgo
31_',
_>|~1_,
o)
N
%0,
dlo
-
o|\
o,
il
32,
i

ole g Axk= 2005\ 8] AA SR H-5AE
A9} REITs ] #1291 252 vig) whiel A
o= dEn) FAEE ] Q9 vig] =Tt S
¥l whe md Fele Al AdsshA o wis)
=, NOIL Cap. Rate “sollX%= 2]k 2to]7} 9
T Ao BAEQIY ey A AEd, o)
i e]ze] ddlH, 88, At A,
FA B9 WES 1eel 29l <)
g Aozt fle Ao A HTh

g SR e B4 el A

A et AME #5585 Atk

AR TR} S 7 9v) 2 FalE
Bjo] Zo|7} AlRto] B EFE FrAehal e &
gaiint. oldals el 1|9k 26k 7 9]
AR 7t 9 3|2 T} E| 2fo] 7} WEkeh FAIgke
Aol & SrEE A ko), F AL 1F FALE
Zfololl thgh ANHAS] Foleks o] 1Al 1]

3l 2dAllM AX= Ze & = AL o5 Sl




220 =EAT A62¢ (2009. 9)

% A 719] FADE Ao/t FIEAEE 5
2 % 99k

&’L

ol2]gt A= 20055 €] EAskH F-sikaA
Tof AEA 0 R Qw2 WYS wiYdeild =
o] o FUARLL: FARRL O 2 A ST Al
o FAeE wobAl |AaL, 1 Ax} sk
I} o= AHL ko] T 2fo]7} Zo B3] W
w2l Ao g e, gko o] oy FEx|E)E)
o] Tt e} ef=olehs Alke EAol 9%
VR TR Aok FAP & Y5 Al of gt
THEoE Aeks Alo] nigkE ol

il

AR JsabLo] BAFAIR Qi 45 =l
ARl Hls| BA7I3te] i o= Frhs Ae

RIS B8 Sk S A o=k
o] B 292 wj§] o] oF 2~3d F- Avlz}e
= AlEZFBom, SuiAkte] 49 oF 4~51, 6.5
~Td Afelol] @35 wizteh= AlElZF B A0
= A4

SmApLe] A4 W] 2ol HAoR sk
Opportunistic Fundell A 57719 944 4]
71i8k= Institutional Fund® E%X H.o] A
7b olFolzlon, SfiREe] A9 Feibis
g =0] FAp|to] Yy os Z‘JEH S dA &
=tk AolM #AARE olaid 5= Qi

Ao 2 0 uA HAT|I] dEs
Qu|z9 A, FAA B4 W] A3 7
Al Agds, Au4, dddis, mg NOJ
Cap. Rate 5] o3t 5= A= o]
& A3FeS BHAT NOVF #5575 HA]
01 57}8}—% pla! 7%%110337} Fol 7L, €l

o

O

'g
o}x1~ Ao FAHY. Aefo] QoA =4
)3} 7pgelol] 2Ale 01 WEe) 1)

o] 7e} Aol ujaf rid o= gow, WY S5

M A UWILTS Bewel Hlsl ddize
2 A7) Arhks #4437 EEE0Ih
A= B AT Q397 o] % muirkt et
SHA| vl ejRpEe] Q3] FExlEYE|o] 2f
o7} FAREA ] Al Ao R Qe o=t
ate] FApSE] ato)i= fhaelal 9lom, €=z}
o] HATAY 49 232 BR7|7te] o] =
UizkLe] Hvlsf i o® grke A BA71RE
of WX eu|xo] B4, AAA B MTES
RAERAS g AAHow FHsIQivks o 1

ﬂ

B QT WA A, TR A

2] FARYENS) Aol wrk o] EE A 3
W AFglo] MolA B4 A 7|24 A
WER 7HIS ST g B, 29 BAR
& AEom Ege glo] ug% 43} vjg)
W ol o Tk 2A5S £ WA AEa
23 o] 2 okigoz it

oAl= sie] ol vl Fo= 11 FAA e
915 wlelaL Sivk
TRkl Ri91E AR Eita7]7] fleii=
A =] @312 APl A AFHIE FE2 HUH
/\]-?,1]01] uek thekst B4 A% 2 B35 U
gk @)X, FAAAe] Ego] H= vkt

144 W 7S S gl TR A



SRR SlARe] o3 FajdE B4 221

A3} g2 ] ek sl tigk dee] 24 271490184, 2006. “91AH HPRHE 0|48 931 Q)
o B 2409 BAP, SEAT AU, 7] 1 FEATS),
ppl71—184.
Z7%. 2004, 0N AR BL 083 A Wk FEA
A GEwae] st 28, AT A9A A2,
o EA. ppds—T77.

A9 2008, “SFATAR] )0y EAEE B
Q7. AFOiekL F5aheel AR,

FA]9. 2008. “23 2 HR7IRE ALY B Az sk

$EARS AR

;
i

TR 2009, 0o FE YREAL B FAl
3 A3 w77 TR

A7 2006, “9312: Y e AHIo) B

AT FENIAT A2 AR NS TS * = AT 2009, 7.20
1
AHR21818). ppl15-137. o AAF AR 2009. 7.23
719134, 1995, “9.7) 2 W JulE AH Bo] FAst AEH o AL &5 Y 2009. 9. 2

A, Aot Pkl AR =i
34, 2007, “AEA] Q3] 8] AHLSI S AA
8. FEAY AM2A A2 A& i EEAA
%]8}3], ppl63—178.
Aol Al @32~ A AE8FR 1A ; Offiscope. 20034 1/4%
71~2000 2/4%F7]. A& Algel AL
A& 24 AR 2005, 3 SPSSEHE A& 1 SPSSo}
ZHd|m,
73 ekAl9]. 2006, WERA. A1E 0 SelERAL
AU-HES 2008, AEA R A AL shleiEdAk
Bk g0l A, 1996, AFZEA, 7] 1 FE4EDAL
S-37)-2AE. 2007, L7148 BAEA(SPSSEE).
7] ¢ oRlERAL
239, 2005. AT Y& A& wPAR
o]71%-o]4d - 4=k 2005, AL 7 3= SPSS. 7]
i S A
oA7- 01914, 2005, “9]AHEL] Mg @3] WY Fx}5E|
AT, FEAED A40A ABS. A& i EZ=AA
318}3), ppl77-188.
o7 o1&, 2005, “A& Q3| A1) ARSI ST} 2
555 400 A5t A7 TEAE A40A A6E A
DO E- A A 8188, pp245—256.
olEg-oldAN. 2008, “oFAMELY Mg 2Ny T
g PA1A A58 A, JEAE A43HE A7E
Mg =T EAA2E3] ppl35-148.
o] A& E. 2008, “A&A] L3 duiE AA Q) BA,
N E-TAAZE 4], Mg @ diEnE-TAA
318}3), pp973-983.

b
2
9

1

[ o oy o



222 =EAT A62¢ (2009. 9)

ABSTRACT

Study on Purchasing Behavior for Investment
in Office Buildings by Domestic & Foreign Capital

Keywords: Office Building Market, Purchasing Behavior, Domestic Funds for Investment,
Survival analysis

This study focuses on the difference of investment behavior between domestic and
foreign funds in the Seoul office building market by analysing transaction data for the
past 11 years. To make story more distinctive, the periods were divided into two. The
first step was from 1998 to 2004, the second step from 2005 to the first quarter of 2009.

At first, we study on the difference of investment behavior in domestic fund, between
domestic and foreign fund using by the result of technical analysis on data. Then we
make a hypothesis and test the hypothesis by chi—square analysis, t—test, survival
analysis.

This study analyze the difference of behavior in domestic funds with time, the
comparison between general domestic funds and that fund for only investment, the
difference of mnvestment behavior and holding period between domestic and foreign funds,
the factors that affect holding period.
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