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Abstract

In this study, collecting data in real retail-premium market and the influencing factors were
extracted explored the formation of retail-premium.

This should identify the level of retail-premium through an objective estimate of expenses,
revenues, etc. A hierarchical regression analysis was conducted focusing on how the operating
profit affected the formation of retail-premium. Store operators will have to be accompanied by
the management of the operating profit to keep the initial payment and in order to receive a raise
retail-premium.

Through this process, It is possible to prevent the gap between retail-premium calculated
through the appraisal and market practices. Ultimately, I believe and achieve the objective,
transparent, the advancement of retail-premium market.

Keywords: Retail-Premium, Determinants, Operating Profit, Appraisal
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Utility by market participants
arising from the transaction of
Retail-Premium

Correlati
Retail-Premium (Effect) Retail-Premium ( ﬁ;?:nl)on Retail-Premium
Occurrence Factor — Formation Factor N Decision
« Utility

« General Factor
Social - Economic -
Administrative

« Cost
Cost invested for sales

« Scarcity
Excess demand for successful

store purchase Trends etc

* Regional Factors
Development Status, Future

» Marketability
Retail-Premium that is formed
when a store that has a similar
business is traded

« Effective Demand
Demand with a willingness to
pay for a profitable place and
ability to pay for Retail-Premium

« Individual Factor
Facility investment
Expenses, Sales Force etc

« Profitability
Revenue that can be achieved
by the sales

(Effect) Duality of Price(feedback)

Figure 1. Retail-Premium Determinants Process
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Table 1. Variable Description
Variable Variable Description Unit

Subordination Retail-Premium Retail-Premium of unit per unit Won/m*

2015 Publicly notified individual land price (Seoul Real Estate

Price Level . Won/m*
rice Leve Information Plaza) on/m
. . Seoul's Floating Population Complex Information Service Daily
Floating population . . Per
average floating population (stat.seoul.go.kr)
Road Junction Extra small Road, Small Road, Medium Road, Large Road Dummy
SUbV\{ay Station The distance between the store and the actual line m
Location distance
Factor Bus stop distance | The distance between the store and the actual line m
Main i -
an |.ntersect|on The distance between the store and the actual line m
distance
Monthly conversion | (Deposit for lease x Conversion Rate + Monthly conversion Won/nr
rent rent)/Rental Area
Commercial Type | the heart of a city (Gwanghwamun, Jongno, Myeong-dong, Seoul Dumm
(Whether City or not) | Station, Chungmuro, Dongdaemun Commercial) 1, Non-urban 0 Y
Architectural total floor | _ . . . ,
Building register m
area
Elapsed years End of 2015 — Authorized time of use Year
Store Presence of parking lot | Installation 1, Uninstalled 0 Dummy
Factor Presence of elevator | Existence 1, Nothingness O Dummy
Entry FI Wheth .
niry rioor (Whether First floor 1, Other floor O Dummy
on the first floor)
Rentable area Area for exclusive use + Area of common use space m’
Forms of business
Whether Franchise or | Franchise store 1, Independent store 0 Dummy
not)
. Business period Initial contract date — End of 2015 Year
Operating Month "
Factor on gr(())fri)tera "9 Monthly operating profit/Rental Area Won/m’
Wholesale and Retalil / Lodging and Restaurant/ Real Estate and
Leased business Leasing/ Leisure Services/ Other Personal Services (Dummy | Dummy

variable processing of real estate and leasing)
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2 A= 7RIS Y 7RI QoA deke FOTH H4=0] ATHA JeF H & AR R7| lolo] 9
Fe= Q& Eshl IEFEEE BMoh] flolo] AR 3)FEAE AAISHAICE
2015 sHV|, A& ZE9] i A7HAElE Al A EAANE QO Tk 2t fIAE Sl71EA
ARFE & HElZ0] g9 HxE A-510] 46K 2t A7FEE 0l 7FE & QEke RIXlE sElEe=
Table 2. Correlation Analysis (Pearson Correlation coefficient)
il i hly | Archif hl
Variable Ret?' Offical | Floating Sub\.lvay Bus stop |, Ma"? Mont.y chitect Rental | Elapsed | Opening Mont' y
name Premium Price | Population station distance intersection | conversion | ure total Area ears | Hours operating
per area distance distance | rent |floor area ¥ profit
Retail
Premium 1
area
Offial | 1yge | 4
Price
Foating | j3e | aggw | 1
Population
Subways
tation -026 -229% | -123* 1
distance
Bus stop
) 065 - 185%* -005 245 1
distance
Main
'”te;ea' 056 | -od6 | -037 | 309 | 36 | 1
distance
Monthly
conversion | .756** 102 .196** -032 013 -044 1
rent
Architec-
ture total | -.022 149 -043 382% | 177 | 126* -037 1
floor area
Rental | opes | -oa7 | 065 | -003 | o0 | 003 | -4z | -o48 | 1
Area
Hapsed | o | o8 | 223 | -145¢ | 080 | -9 | 266+ | 263 | -z0m | 1
years
Opening| 409 | 036 | 107 | -100 | -058 | -109 | o8t | -064 | -121% | 208+ | 1
Hours
Monthly
operating | .857** 085 076 -017 029 -043 750** 014 -505% | 232%* 142* 1
profit

*. The correlation coefficient is 0.05 level (both sides)
** The correlation coefficient is 0.01 level (both sides)
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Table 3. Hierarchical Regression Analysis
Model 1 Model 2 Model 3
Independent Standardized | ., . Standardized | , . Standardized | _, .
Variable Rty Slgmﬁca.r.\ce - Slgnlﬁcafl?ce e Slgnlﬁca!r.lce Tolt.era.nce
coefficient probability coefficient probability coefficient probability limit
Official Price .028 .568 024 645 027 485 .501
Floating Population -.045 .297 -.034 436 011 737 714
Extra small road -.028 .580 -.003 952 -.015 712 484
Small road .026 .592 .062 223 .009 821 .504
Medium road 105 019" 129 004" 083 016 660
Subway station distance .008 .835 .004 937 -.006 .861 636
Bus stop distance .062 154 071 107 .039 251 687
Main d'i::ae;sczd'o” -042 317 -064 144 -020 561 687
Monthly conversion rent 730 000" 662 000" 225 000" 357
Whether city or not .085 .086 043 434 041 .348 409
ArCh'tec“;rreeatOta' floor 006 905 013 739 537
Elapsed yeard .052 313 -011 776 495
Presence of parking lot -.007 903 -101 016" 451
Presence of elevator -.077 203 -.043 .330 393
Rentable Area -139 002" .020 587 549
Whether on the first floor -021 .601 .020 514 811
Whether Franchise or not .049 .108 .836
Opening hours -.014 661 795
Wholesale and Retail .019 725 277
L::i':fr::td 032 567 226
Leisure Services .045 317 .386
Othse;rsii':sna' 013 741 522
Monthly operating profit 702 000" 339
R'=.597 R’= 615, R’=1787,
Statistic modified R’=.583, modified =593, modified &=.769,
F=42.842, p=.000 F=28.195, p=.000 F=44.240, p=.000

* p<0.05, **. p<0.01
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