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, , (1971 62.3

2005 77.9 ) 65 (< 1>, < 2>).

,

. 7% (aging society, 7.2%)

2000 , 2018 (aged society, 14.3%), 2026 (super-aged

society, 20.8%) ( , 2006).

. ,

( 115 ; 85 ; 74 ; 68 ; 45 )

(24 , 9 ) .

, (house-rich,

cash-poor). , ,

.

1) ,

.



1970 61.93 65.57 58.67 6.90

1980 65.69 70.04 61.78 8.26

1990 71.28 75.51 67.29 8.22

2000 76.02 79.60 72.25 7.35

2005 78.63 81.89 75.14 6.75

2010 79.06 82.60 76.17 6.43

2020 80.98 84.41 78.22 6.19

: (2006). 2006 ; (2006). .

1960 25,012,374 726,450 2.9 288,795 2.3 437,655 3.5

1970 32,240,827 991,308 3.1 408,117 2.5 583,191 3.7

1980 38,123,775 1,456,033 3.8 544,568 2.8 911,465 4.8

1990 42,869,283 2,195,084 5.1 821,857 3.8 1,373,227 6.4

1996 45,524,681 2,794,882 6.1 1,041,931 4.5 1,752,951 7.8

2000 47,008,111 3,394,896 7.2 1,299,786 5.5 2,,095,110 9.0

2005 48,294,143 4,383,156 9.1 1,759,721 7.2 2,623,435 10.9

2010 49,219,537 5,354,200 10.9 2,213,285 8.9 3,140,915 12.9

2018 49,933,890 7,161,981 14.3 3,086,958 12.3 4,075,023 16.4

2020 49,956,093 7,820,996 15.7 3,402,960 13.5 4,418,036 17.8

2026 49,771,248 10,356,831 20.8 4,606,191 18.4 5,750,640 23.2

: (2006). .

,

. 1967 37.5% 2007 50.2%

, (< 3> ). ,

(1967 35.5%, 2007 48.9%),

. ,

2) .

2) 2005 , 2000 334,040 2005 316,375 .



1967 37.5 35.5

1970 39.3 38.2

1975 40.4 39.4

1980 42.8 41.3

1985 41.9 40.9

1990 47.0 46.2

1995 48.4 47.6

2000 48.8 47.0

2005 50.1 48.4

2007 50.2 48.9

: ( ). .

,

. , 1995 25.4 2007 28.1 ,

1 1975 3.47 2007 1.26 (< 4> ).

.

1975 - 3.47

1980 - 2.83

1985 - 1.67

1990 - 1.59

1995 25.4 1.65

2000 26.5 1.47

2005 27.7 1.08

2007 28.1 1.26

: ( ). .

, , 3

2 20 .

3 ( 1980 4.5 , 1995 3.3 , 2005 2.88 )

(1980 9,969,201 , 1995 12,958,181 , 2005 15,988,274 )

,

(< 5>, < 6> )( , 2005).



2000
2,033,548

(14.2%)

8,696,082

(60.8%)

1,198,298

(8.4%)

2,224,433

(15.5%)

159,231

(1.1%)

14,311,807

(100%)

2005
2,574,718

(16.2%)

8,807,325

(55.4%)

1,108,464

(7.0%)

3,170,675

(20.0%)

225,946

(1.4%)

15,887,128

(100%)

: (2000, 2005). .

1975 3.1 2.2 2.3

1980 3.3 2.2 2.1 4.5

1985 3.5 2.2 1.9 4.1

1990 4.0 2.5 1.5 3.7

1995 4.6 3.1 1.1 3.3

2000 4.8 3.4 0.9 3.1

2005 4.8 3.6 1.3 2.9

: ( ). .

, , ,

. 3), ,

, , .

, ,

. , 1 (2000 15.5%, 2005 20%)

. 1

, , ,

,

, , , , .

20

.

100% ,

, .

3) 2005 ,

8.6% .



. , ,

2002 100.6% .

,

(< 7> ). 2006 (13,226 ) 107.1%, 91.3%, 96.9%

( , 2007).

1980 7,470 5,450 71.2

1985 8,751 6,317 69.8

1990 10,167 7,357 72.4

1995 11,133 9,570 86.0

2000 11,928 11,472 96.2

2002 12,285 12,357 100.6

2005 12,491 13,223 105.9

: ( ). ; (2007). .

,

. 2005 , 13,222,641 ,

(52.6%) , (32.2%), (9.3%), (4.2%)

(94.2%) (< 8>

).

1985
50,210

(22.1%)

45,038

(19.8%)

132,114

(58.1%)
227,362

1990
105,445

(14.1%)

143,897

(19.2%)

501,036

(66.8%)
750,378

1995
55,710

(9.0%)

17,212

(2.8%)

497,273

(80.3%)

48,862

(7.9%)
619,057

2000
34,777

(8.0%)

10,242

(2.4%)

331,579

(76.5%)

56,890

(13.1%)
433,488

2002
53,323

(8.0%)

7,963

(1.2%)

384,692

(57.7%)

220,563

(33.1%)
666,541

2005
27,799

(6.0%)

4,613

(1.0%)

415,511

(89.6%)

15,718

(3.4%)
463,641

: ( ). .



20 ,

.

,

. ,

.

55 65

. 35 55 ,

35 4) 35 (< 9> ). 2005

, (55.6%)

, 41.3% (< 10> ). 22.4%, 19%

. , 44.6%, 33.2%, 20.5%

. ,

.

.

2007

36.0 35.0

35.8 35.0

35.4 35.0

36.2 35.0

6 36.7 35.0

5 35.6 34.0

35.2 34.0

35.7 34.0

2008

36.2 35.0

36.3 35.0

36.5 35.0

36.1 35.0

6 36.2 35.0

5 35.9 35.0

36.1 34.0

36.1 35.0

: (2007, 2008). .

4) 36.2 , 5 (35.9 ) (36.3 )

( , 2008).



2008 9 ,

9.2 , 6 9.1 , 5 8.5 (< 11> ). ,

,

2000

6.8

2005

7.7

6.7
8.4

6 6.9
6 7.4

5

5 6.2

2001

7.4 8.1

7.9

2006

8.2
6 7.4

8.35

6 8.4

2002

7.0 5 8.4

6.9
7.5

6 7.3

2007

9.4 7.5
5 6.5

9.0 7.06.6

2003

6.7 6 10.0 8.0

6.5
5 9.2 7.0

6 7.1
9.1 7.05 6.3

2008

9.0 7.06.5

2004

6.8 9.2 7.0

6.9
6 9.1 7.5

6 7.1
5 8.5 6.05 6.5

9.1 7.06.5

: ( ). .

2000
7,753,100

(54.2%)

4,039,514

(28.2%)

2,113,243

(14.8%)

205,950

(2.8%)
14,311,807

2005
8,828,100

(55.6%)

3,556,760

(22.4%)

3,011,855

(19.0%)

490,413

(3.1%)
15,887,128

: .
: (2000, 2005). .



.

(2003 , 35%, 19%, 18%, 7%) .

, 2012

15% ( , 2007).

(

), , .

, , , 3-5 , 2-3

, 30% .

2006 , 306 5) ,

1 7,920 (< 12> ). 5

5) 2006 3,443,399 , 6 .

2002

5.5 -

2006

6.5 -

7.7 - 9.8 -

8.1 - 7.9 -

7.5 - 12.3 -

6 4.1 - 6 5.3 -

5 4.6 - 5 6.5 -

4.3 - 4.7 -

- 7.8 -

2003

6.2 -

2007

6.6 4.6

8.9 - 9.8 6.2

6.4 - 8.5 6.2

12.3 - 11.6 6.3

6 4.9 - 6 5.5 3.8

5 5.9 - 5 7.1 5.4

4.0 - 5.0 3.8

- 7.1 5.9

2004

5.5 -

2008

7.6 5.5

7.0 - 10.5 8.3

5.1 - 9.8 7.5

9.0 - 11.2 9.1

6 6.1 - 6 5.5 4.3

5 4.5 - 5 9.9 6.8

4.2 - 7.5 4.5

5.6 - 9.1 6.7

: ( ). .



, 2 8,362 8 .

3,000

10 . , 6.4

, 8.9 .

, .

, (2006

92.6%)6), (2006 38.5%) ( , 2006; Cho, 2008).

, .

, (Loan

To Value Ratio, LTV) (Debt to Income, DTI) .

(LTV) , ,

.

40% ,

50% , 60% .

70% .

(DTI) ,

.

6 40% .

. ( ,

, e )

, ( , ) ,

.

. 2007

3 ,

2 8,112 , 3,948 ( 2 4,164 ) (< 13> ).

77% 2 1,604 ( , , ) , 20.4%

5,744 ( , ), 2.7% 763 ( , )

. , ,

,

.

6) 2006 62.2% .



( 36.0%, 50.0%,

61.7%) . 15-17%

,

(< 14> ) (Merrill Lynch, 2006, 2008).

,

(house-rich, cash-poor) .

28,112.3 100.0

( + ) 5,744.8 20.4

( , , ) 21,604.1 76.8

( , ) 763.5 2.7

3,947.9 100.0

2,881.0 73.0

1,066.9 27.0

( - ) 24,164.4 -

: (2007). 2006 .

2002 10 15 25 30 20 100

2004 19 16 13 24 28 100

2005 20 16 13 21 30 100

2006 10 24 14 21 31 100

2007 9 14 17 27 33 100

2009( ) 11 11 18 27 33 100

: REITs
: Merrill Lynch(2006, 2008). World wealth report.
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[ ]

(1985, 1990, 1995, 2000, 2002, 2005). .

(2007). .

(2000, 2001, 2002, 2003, 2004, 2005, 2006, 2007, 2008). .

(2007). 2007 .

(1967, 1970, 1975, 1980, 1985, 1990, 2000, 2005, 2007). .

(1975, 1980, 1985, 1990, 1995, 2000, 2005, 2007). .

(1975, 1980, 1985, 1990, 1995, 2000, 2002, 2005). .

(2006). 2006 .

(2006). 2005 .

(2006). .

(2007). 2006 .

(2006). .

Merrill Lynch(2006, 2008). World Wealth Report.
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