UZEHZAMHSL | HB2E Ilkam Real Estate Law Review

20264 5¢ 193-252% Vol.32, May., 2026. pp.193-252
AZist HetHATA The Institute of Legal Studies, Konkuk Univ.

-

EXAH37HA o] EA-Z A BeF
-HAAS S FAHoE-
Problems and Reform Directions of

the Land Transaction Permit System

—A Law—and—Economics Analysis—

up 7] F
Park, Ki-Ju

ETI
Park, Mi-Bin

= it
L. M2 V. A AR 71AL] A4 et
I Ex A7 A=) W 7ot AW V. A2

. =472 8i71A12) WAA s 24

48497} o = 2t
4 g (A v

https://doi.org/10.35148/ilsire.2026..32.193
B3¢ 2026. 3. 30. / AARERY: 2026. 5. 11. / AREAEY: 2026. 5. 17.
FA: ojmATH AT, Wetuhat
Lead Author: The Yeouido Institute, Research Fellow, Ph.D.
o ZEAR: MBS ek A
Co-Author: Sun Moon University Graduate School Master's Program

*



Y-sAES A 32 &

O
o

e

8423, 99 AE0| dEol2 FAH A
2% fabol = BPEh A Ao Breh et A4
=9} 39 ﬂmu~%mLuﬂaﬁnﬂﬂmwam

2 Z7HA 71T, FA T W AR A B AL
29 40] 4 - Afwgaﬂw+Avvmr%ma¢%ﬂ
spofstolch. w3 g o] Ak A o] BRYFE AR} A4
LAAe O 2o BRA Folo] AFE FAEY H} Hrolz
4g00] Az s e ik,

ofof) 2 ATz BB AL 7 A5 2] k) & AP B A o A AP LA A
AEA AE BUEHY AAZ AR AL Akttt HEo] A
(Pigouvian Tax)ol| 7] Wkt A1 4 21814 QLALE] 1L 4] A 75, 7hed f220] o}
EAETA L ABARA 2L o FTEA FH ASAHAA
o AR BEA S 2L 5 A PR AATFE A ATt

AeA o ENARS AL AFAAL A7) 9% AAsgon
A= Zlo] obd B ol A A% 5 Aol o] o £ & v ¢
o A T4 Q1 4 A ek o =gk AH8E o] of B} o] = Tk o] Fol 4

il
[110 ﬁo
= op
N qlo
e wu}

N

o]:o rir

FP
m>~ [LIlO P iy
1 le

%
E@m
b fo i mo L MU N
oo oo
RS oo

o I
s}

il
"'

m
F

f
N

ST A o] 238k 1o A BAF, 18] 3 A5 A A A 9 2}
L2 mEAgolete Al 7HA] SR 7HA & ol B A 23FA1 A A A7}
£ AEo] et fdolth BEAAGY A &7se A2 PHAH S
T A A S 0qko] ofy e, F sl A & 7HE 3 A=A 7R
Plofl A A7 ZH& A 750 48] AAeT Y 24 AEE U A

ol },

FH0l] EX|7H2HS7HM, HEAS, 7{2HHI0]E, MAH0|E, SSHE0|

T

I. A&

|t AN M g5 B8-S ARtk sl 20254
7| RE] EXAYE7HA ] A8 S A glo] o= Ffisirt
53] 7] R olA Erd 7 9] gt A, Aot
7120 M A, AAA B S0 BRI 2ESE| AAE R ko w
EoaL, FR= 10 - 15 thals Bl Al 29 9l 7] 127 A9 oR



Ex A A B A e

o} AR E} Afe]e} Beet F2tw T
A B2 A5} THEsl sA
AR YA Ik A BAHoR sasta o] 7hHue
Aol ue wke 2pol7]ell, F7ke} AAQL AL AARFIES
P\l at Aol SaHol s Ahe PP v Ak

EAA 0] FHE AT AL BAHOR A AR o
a7t Holshs FHATE FUsh, ol FH o o 7 7t
wBE WAL A . k] = A7
Ao} epgge et WA Aol 3ol 29| EAjelig dol
Ak A|oko] oIk 7 ue] ofg FptHoR
Fgsto] Wb ofopyt Gt

WA L ol 2Rt J7EAIS) A ErkE BAshe
ol glof - vﬁs}z xﬂﬁﬂ 23l Avw— AZETE AR Ik A

_l==’

lo

ikt

(

ox.

o

rII

N
i

é
2
rb
1>
X
N
o
=
M

o 52 Aol BE 3171 afolch ole] ¥ @ o
Aol 2, Al gol, XH*J?JO]E gl ****E“Oli WA

488t AEhA gk, ol ol Aok B4
B3t Asaxt HE W AFEERACleks A71H 717 2818

1) MBCY-22, 0] 23], “A-& A<, 7] 123 B8R FA] 214", 2025. 10. 15,
<https://imnews.imbc.com/news/2025/econo/article/6765161 36737.html>, 73 Y: 2026.
3. 31.

195



196

Y-sAES A 32 &

i

4E = 2le dEEd AP e AAE Aotk

I. EXAHS7A =S HE 7|22 AH
. BRI HA 712
1.1 EXIZ7HEe| ol2 X LT} HY My

EAENE ] AVFE 7] Fe] 2| (Henry George) o] A4 M1k
@} W1(Progress and Poverty, 1879),0]4 2+-& 4= Qlt} = EX|= ofe}
Aetet Fe] 552 olels sl AHgE oloF s, EAJ|AN FEE=
Aldl= BRI ARA ZiQlo] obd uhgs] 5ol FldEojof ghrial A4
SHATE. olefet =2 ol AlWIAE]E Aulshd o] HA,
= ARTANEe] AldE Ao divEls tEA1Y e =2 A
How Skt of T2 EX|9] 354 e 2 EXAHE A
= HIESE ARE Fsat AP RS Sl AR ZIRke] = Sick

o] 0|28 FgAl Frleh Yhidt ER A, RIFARME 52
AFe] - A ZAE iR A AREEA ] Sl w] ek BEAA
AR AL & EARNE o7t ARk gl iPiEn Aggsel
ARl 7Hkel BEAl= °J7JPJ eEg o A HEE 4wl Bl
A o] it fretet Aglolehs E4da Ak wheka] Adul2e] S8
gt BB e= Hlsl el=et EZ]XH&H%] et gt aAE aEl=

= AR = AR Q1A ojef A2 Aol ek <14)¢]
gk 19199 =Y Hiolut2 AW A15327} “AFAS 55 A1
A9 YAz FAlel S5l FEjof digt BAte]ojof gt R
ohelA A Al oR AJEITH2)3)



=R Al BARE A

=3 %0}7} S AIN2ZHE e FLA0|T FE Q= o)L - At
% 2AG sl Bk Mgl Hahs vlo) et Bash Agwt o
2 73 5 YES PFeM, EXEAS Tk AHA Ay
2 2AE st

AT A cho] Bl S ol EATNEY] AN
PG WA O QAL QIrks) 2] AHEFe] HAolA 429
ZEgA PAA ATRIT A AAETIR o] AR deElz2
olaf&]glch vt ARS Tt Bl A 1 B1R AR e} AFS] 2] Z5o]

o

Aehgel mef, afde 35 Aok AvA 54 ol LAt

o

flo

4

2) =3P, “EXAHS AL EAET A A A A= 234 EAE
ZAog> Welk=T Aedd, AEUStL W1, 2019, 96-97%.
3) S, “EXANAEY EAGT EXNEY, EXTE AT AIS3H, S=EATH

3}3), 2018, 107-108%.

4) 89 A2z I7k=s I 25 A4 E Aghe] 7lhho] Bl R a&%0]1
#+F = o8 - i BAS fJste] HEC] ks viell ate] 1o Tt e
& Asta oRE B3t 4 ek

5) &=, “AHAA sfo A B PALY] AlRREA -ER Y =98 FHe
2, fJek=y Ay Az, o|stofxprjsta yetA4y, 2013, 775,

6) 78, 99 EF, T6%.

7) AMATA 1989, 12. 22, A1 8831713 24; FAfukA 1998, 12, 24. A1 893iu}
214, 90FHH6, 97HAUTS(HE) 2A.

197



198

Y-sAES A 32 &

1.2 EXIZ7HEO| QA SToIMS] LR D HESIE ThAIH B

L Qe EXZAWY WA
& ABAOA 2570 Bt

AP AT 7bg st
4479 HEE TRE AR11E|hY

A shgrol gl xake

B0 PUARNE 58] WAL B 8] el A o] R0l
of Gt AF812] Aloke] o] UAfElo] lom, ol BINAY B
of AuAi2) BhaThE ki) Bgo] W] thael Ao ale
2 9l el gaH g o] 28 WA= ole] glo] A gtk
e D ), BN G4 AehEol ALt RARA] U S
g 5 ek

Ale A BoA Bkl gt vy
ks 22 A2 o] dE o Qlrh of|AE-Y Ao A =
Ofof| wk=, Zi1e] A7 @ 1AH S HAsh| fleias B4
9} Z+e aNAIz}9] o] Eull} Ao A EulA Ao} ub=A] A A E o]ok
ek o HYoprt & 23(John Locke= ApAiAbd 2] Adie 5 d3HHA]
= BRI 2 MBHA] %= W WollA Aol Hieh £F0]
ZdlE]ojof THe 7}%8}1g] o, ul2 3 A(Karl Marx)= B2 9] 11835k

A o 9FTE SIRE APEA MR CH S A28 SR/ 7l

re AE Qi Wehd =oj5 FUd 2 ul, £ Wiol
AR B g eo] ek Ak WY 2o Ageld 29

el 7HsfAl= cofle]o]al St AR olzhr| Heks, 384 Hel

8) ¥ ARNREFE W) A HES W Uold I &8 AR, 9,
2 g7t Aok

9) HIAZ, WA SHolM EXTAES A BAP, e A48, G
sty A LA 2019, 238-241%.



EXANS A 2ARET A W

A BE AT BEHOR MG ANHS] ASH P
Bolat 7124 Alop o ofsjshs o] eIk

2. BEXAG ST FA 42

=X A7 HAIL] WA o] AAMAL Sl7p ol sdaheA, ofY
1 <Ql7Pof sfgali=ol Wato] she} ARoA o =ol7} o]ofA]
ptk EA AP e WA AA e w Bae olule] 57}
©.Q18}7] 41t} LU ALgRAL Solet At (317, <17, S3)
B)o] WhEA] QAR AL ohim, ERel ol Bt A
Mol W e Zgdelo] vt 1 8x Y4 due 7
"ot ekt

olot TeIste] BPEL S| A 7P hyak A, 317174 o
N GAR} 2F BRI AR AloR] ARl AR, SRR il
oA Ape] WEASIE BEstel 1 B SE) i bR
B Adfolty. &4, 8|7t WellAlo] ARE Az g5k
LA WA 831 2= Aol Fste] Ao oz O A& A
TF= A B7P R He dafolok A, AR I Aloke] aYe
H25= AR 3|, A o] AAL 9= Ao 2 E 2X|5l=
3AE S0l WiZskaL 2lo] Bj7iet d7kel (Al E Aldrkal e

o
e

olof diste] ti e Tl= EAIAME A dEFHAE 2= ol

10) ZpAISE A= wA], <Aiabae] 7)1zt eilol] gt wie] - A3z 28
et HAETA 1@, EXRE A28 AT, = EXREE, 2012, 1215 =

11) AN3l5/A85, “BEXNAHS| 7= Aadg AE $1g {A 74 #eb, M=
% A517, SAYstE HEATA, 2021, 227-254%.

12) U<, “EXAHS7IAY] 1A A%t ZAR NS, e AT A5d
A3, FREAAWES], 2024, 10-112; A3)L/FHL, ko] =5 231Z.

199



200

Y-sAES A 32 &

HFRrE A FE HElE AEsto] 28shar glck. el whEw, 57t
o] follA] Bale] o) mi Agol] et AaiAleke wat wge) )7}
£ oot agjo] WAshy, 5718 W] A= MEA vlede]
H9I2A] ofuEst Few WS Qe FE Adelol ik Thi, ol:
Ao gg29l FEeRe s, 4R} 5718 WA = 1 Ak
o A AR agetel fET A0 FFE T, MR 27t o)
Wl 49 pa sgEs 954 B A lda Beich
whebd] gL B B0 8712 wed] Al U =il A
HAg2 A AR} Al T Refx Jn)o] 72 salels
22 ARAAE dolAl =gt sjfolear At Al olek
IRt BA|A O] AP Afe BAH o2 QI wn, By o]
S7ke 5 FE AElel ke AP BRI aYe AgHeR
SAYAA F PA JAS Zherta 9] et
012 3, EAAN /ML AU BrP et ol 218
Pz glovh, Ao R A ARAA o] 4HE dHA oz fYst
o] ofe} 714F3t Aloke] mele B3] T FPySjolh
s7F Ao fea] F& A, s7tell whe g fask Ed)7t A9
5bg 2 Rae] Adolehs Ysle] WA WU 7o) A
9l Hg-lelof HEki) e e ARt ZARtlE

rlo

ofr

Of

Y _lﬂ L rlr

|

A gk Al Ag EZI uj H«l 741‘*«1 #eo 431]7} = J%ﬁ*tﬂ
A Hliﬂtl( L R (R %’— A Ak HEWA -EXNAHS 7 A AAT
Aoke] e olES AR, FYHE A ABE, FATHE], 2007, 293%).

14) §5% F& 0|82 EXNAHIZHIEY FdAH ZARE AAE

15) i 1991, 12. 24. A3 90tH2243 AL oA 2; i 1993. 1. 12. A
920136830 T; oY 1995. 4. 28. A1 93t}26397 WA; MY 199. 11. 8.
A1 96T135309 A 5 FxR.



XA A BT A

3. EX AN A =43 FH I

EAA S 19789 FEAL F A0k 7RIS SIet
el ket wEgon, 2L 8 AYE FEolgH el B
2o] AME AN HEZ WASHE ATk =9 B4 o] AEL F71H
A7t SRHAG A7PE FEE R Aol 8 A0S Aol
Ao o= AL, QAR ool A A el 517t
E AIE RSO R A/lIS ERsht o] 1 Bed Bao|
Q19iek. B3] FalbAdel ol FA TS ol Alwe] A
Ak e o
19859 S sl e Qe 229 sielo® AYE ol F,
Ao ul=gick 19934 oA

B2 Bl GHS FATY Oﬂfﬂ SR o B WSk, S-S
SRR A - 24 TRFOR

OISOl 151k obeel EAlol OB A8sel e
A2 URJo ol e AFHOE RABES ShliL, AaAo|
Wol A F2 AR TRIstgc ol Al Z1EA B2 A5
5, WATEE AUsktel 212 BoiEd

o] 2002 =] AT W ol o] B WE o] AHl wet
EAANN AL A A AR B, sty
7%, A, BACIGAR, eI 5 AR 7|8 B0 A
202 AulElodeh. 200590 F715 a0l theh FASE et
Sfef SRR 1S SGRYTH G, EAHSAF LA
Ao oJRaksti o WRAFAEE meste] FAC] HRAS B

o ol
>

=
o

g 207



202

K

=

=oick 208Kl Slele] mA Aol et 5 kel g 4145}
2 A8 5 9k TAS vhsk o, 20169
W A S B el Sy wEs
Aol WA A7} Sl
2 5ol EXANSI AL S A4 ae vek RS
A ZAS= Wsko 2 Wl mwaska glokh 2021d 1} 2024
A A3 B QR olGITRA| Wsleh WA|F] 2AHA,
039 Aol 245 5 54 At B4 82 WAIslel @4
HOE AAS AT 5 G Awst =YHglc 56‘1 A7hAEE
3} AR 5 AP RS Teislel £/ B Qg 9o
90 TS SIS AR AL T AL olFol e
et oleidh Al st Aol RSk AA-g eI
L o3le] si7l7eo] YA Bt e oje ATl
57 espl RakE 5 A8HQ Al Bt AE) glo] Hake
P WOl glek. ol EXANSN AL Hef oA FA) Zo]
31 ARH] Fr|RRolete 2719 QUAXNA 3 ol
FEA AN FASH R Ahhue L A S o
1

A 2o WaAEo] e ALY,

o
>« =)
it
r
_l_,
rﬁi

F

4. EAAR A= BAA
41 B fttozMo| MM AHE

411 THAFE SAjoll T3 THIe) B
EX AN 7P AQle] Adhhg ot A BAES A}
L o9 R T4 Sstoleh. olefah AR Alge] AHA HIHL
ES A

.

QA AR EATAES o dH o 25



Ex AR e A Ad gy 203

Arkde Aoiaolal ARk el d=|7h OMﬂi o5 A=
_]

Slate] QAR 3] oAl 7L WAE ARk 4 ik ST oA
olelgt el AR EXANS ] of H FRAHE e o 9l
ThIO) ARARHEE AR o2 Ale] AR MEsHE A UH0
2 S5k A0] FEAA R AT s ok v

§F ggetEcts WAE SAS Add

=

wo. flo

=] BA)= ofe} Afsiel s 4o AT Sa4e U 9
ong BEEG Exjo]gol} B7)7h ro] HaHo|L FF ol

1=

2
mlo
2
ol
m&v
-{o
i)
N
S
;O
rr
(o]

79 QA AR B Fg e APﬂ
L=

Aleto] 5147 4= olek. Sa) W w3 olejst EAAAIAL) S
ogaio] 15 Aleke] 73S WAA e Q1 ow_ om} Ezm

I
42
flo
f
N
-{m
E
12,
__>é
é
L
_{
N
2
N
&

sl7blel Sl =
T

rr
1=}
u)
St
s
fu
[P
iy
1)
Al
Y
ot
N
N
ox
o1>
lo
i<}
re
i
o
fru

obrk 3 317 717k SAsAL A7kEEe] Selels 54
xojol) GHgste] AGE, ARG FHY A dlelHow 7t
Yolzrhs Holq 2470] ARAL Ardoln Graor 2ys
AR B ofgieh )% 24 B854 5 ° HaHal e
Seto] EAfRtel= B AR AR 7S A Hlo] Tl
A 1o} SElck Hlgho] EAISHY, S7ke] A Jtto] HhEA
Uowﬂw 2ol splololofah ghelel ske ofujul, 2 ko)

o]

£ Ho
it

H z - =
T — =
o) Bj0] witch s o

16) o] Huo] thet AAe =22 F4e el B =ololH AAH R AAeH] =
s,



204

Aoz EAN e AR AR B0 Ao
2 GAsh] Slat FASEORA 1 /e
14Tt @ olch Ty W AES] A4g
L AR A vEEEe] wEET glchy
£35] 2jz0] JAx 52L B Aske] HAE Wol 1 2§97t
AUAA el sl sl ol datdos dde) wgst
[e=]

B — e
S0 ofst= AATERAE FA A AN A]XWHOWPOE
g A=E BAZo R Agshurne F
AT ST W 2 O - A 5 B
Aefo] dBA O R FATAOR AL, ol Awe] HHTF&
o] Eele] ‘EA A olHES vl Fep Om ALY 0|5
20| Aoz Hrhus

o2 ANl Tt o] A L, A&AE 2025
29 A - A - T - AT 2 ST QI ofuE 3053 5 2913
off oiE S1717e e ANHOR Bt oL Bt T T
7 370 §Ae] RE ofstER A RS th) 2 - AR
WHE WYk ol 712 B 9l A TS T U9l Yoskt
EAHER o] 2 I3 Awe] Wl X9t HBA Uil ek 2

, °JJ?
=
_g
oft |
>~
_l-l.l
=
]Ti

17) SHA A 1989, 12. 22. X131 883 7H3 AA; AT 1997. 6. 26. A3 92 HES
27, AMATA 2013, 2. 28, AL 201288194 2H 5 H=x

I18) L4, @0 B, 155

19) olefat WAelE BT AWAGY REM AN F BHATY S2i7t
Qe BT B Lt FET WAAH BAIA A3 LFoHES B



Ex ARSI EArEm AL w205

A8l ool A7 w= ol B8k A= 1015 FEAT Ty
S 5o 7S A A7 YRA 7R dHAor et

Adom, J1AIHE A A oltES dol T wx] o] dY ¢
TR Fe717] R A o g EFFAIF TH0)
Feo] EXARNS 7 A= AR e

APl A WAE 4 9l B A Jfaro] o]

AgHzo| 1L 2|22l Bxog g-dEo] girt. EM 543—4 X%IET%
OFALS. ol o]l A ek HelQ] 7|8 ARG A, 7|E FeiAAto)]
ZAREA Q1 71AMAY S} ko r O A8t Ao o Sl gl
tt. 53] 37t e] A7t Al Yolle wkel, <Er 3o
a}

L gAmAS Ssl] S13 Be A4 WIS Pus ddsti

2 BEXAH S A= ﬂxéﬂ XP A EAPe] B4 A E
ap7] Hlsf Al S SAEAIRA FEAAE e o] o
o= =8kl FH Rt ARt FAXAe dEH R AHsh=
S

DEERC M-sw sHelslel 1. oletit

HhZ]

—_

1>
flo
2
H1
1o
(e
i)
2~
rO
Jin

o
)
r =l
1o
N
1o
=2
Eg
N
s
i3
o
o
N
N
>
=2
0_L4
qi
rlr

it

X
i)
ro,
ox
2
fol
kg

Skl Ql=Alof tsfiAl= Azt ool HH}EB% /\}}\uy B
7t FEAN ST = A E o] S8HIAL )tk FollA =
So] A of ol EARI SATE eEE Adgolrt

R
4
By

2N g o2 o oC
o}JA
e
[e]

gt
oX,
filo
4o
o

5. AlEe] §e o
5.1 BHE BIHRIELA TRl A
o 71K EA A7 Ae] dRlel et 712 AEARkae] 7%

20) 2025. 10. 15. ZEAZ o3} o).



206

Y-sAES A 32 &

YL AR 55, A9 L83} BAsto] N&H 0= A|HE 9
A R SYPPES NBH 02 PES A Stk S A

AFe] AEHE APl YA 0= ARtRt= ARt wlo] EA el =

Tl

o

o] TAR AR &, A% £71E AABIAL Fsatage] A
FAB] fIRE o oA T WA e 4 FE Sl
= Ao|t}. B&o] Aol Hgo] EGA| 9} 7]
FEHH, Ao 5 = e ol EA T delF ATl ¥

upAE o] Jdoke HollA Ao Adds Au#o)il 442
A5t f19A Az dys7]= ot
gloct.
ohel B Al 2 ez Slef sl 7]2ddd Alof

o -
o Apfeh A 5 A B4 AHHol 3 7t

1t

0.

o

A

i

i hu

AU AHTALA S JsbA FEsfelokt 1 Aol fAE S
9Ick 53] Y] Balvh Hio] WHEEAL FALAA o] 4715}
79, AfAR] AAFAEES AL A e Ao o] 2

* g9
T iAol AAH ALY Aok BAHT 5 s AEH
HejelA] ofirh Fefat WEA PO R trEct A2 w9 FF
Arolepe 2414 wHato)] ZEEls o]e} 7S 7t AP A A7)
el HBALIS 93] B71ist Haste] Sekelx, el A

2
&
)
ot
1
o
H1
N
R
v
A
)
i)
K1
S.‘L
N,
152
rlo
A,
=2
)
Ol
ol
s
ot
ol

n}
o2
Y

21) AEA|TA 1989. 12. 22. 4131 883 7H3 ZAA; SAHATA 1997. 6. 26. A3 9234H}S5



Ex ARSI EAEn AL w207

ol Wetol A HATA o] SRl oI A wlgka 213
&, Al 27sh B7oleks BaAe) ARAe 4ste gt
of ujel el FTiE ofFo] 91 A A|Asic wlie] AL
Aake: S8 Qlt Steleh ol o)7Lt oejalel x| St
ok s, ARl Awmau TRRORA AT} A AR
23] AFg - 40 - ARG 5 G Afs YA wAEolof o
o webA] oloh e AfHS AT UL o2 ShEd Tk
sl F53 o 97t dFHelok s, 1 AP ol Hale
A, Gl A AHEIA )%, T eRele] 7] SEoly
|25)e] Mol et F@H o wegste] Tesokt .
a7, Aol ofat 718 Hale] st 345 ol Adelst]
Slak gola] WA oA ol AR vkt A%l sirhsjof stk
Zo] $lEEo] BH3l Ao,

(

o

[.
_I

5.2 REMET| FHBZ0l et SHH AT HEo| ZHi=w

EX AN £ Sepn oheld - BAE =S A £
oldf M4 A0 AEle] gron, i F.o] P FEA 1A
Sje AYIE 1 =0 95 AsE T ok AlE =
FAsHe Ak, £ AEsE SR 7B AR Acke] 442
hEslA Aol = £5ka A ARl e] A TR ug
Shehs wlgte] AL TAMOE HAEE R, T4 U T
FFAQIAolete ABREE ZAAES] FERt Al HaLs, o)
AR Fog ve) 5 ARHoR 9 Hshsolw Fud RS

2 %3 %—-:f—sl TSt A AT, EA, 44A

1o
2]
e
£
N
f

A%; AYPATA 2013, 2. 28 A3 201236194 2 5.



208

Y-sAES A 32 &

HEE, EXAHS 7S] E52 S35k Aohe EAVE A 224

t}
webd S7HIE ARelETrt B8RS WA ks B4 Ad
2 AAHOR Agsly] §I5t BETVAT QPR 7] a2

of 3, B AR REARS BE BRASS QR0 oAt
W Bl gole] Aol slefste, EA7E AU 24 AFEIA Aokl
LaAS 1o o FolS ST AAT o] Hu AT vl
Zof) SluEtn Bgsty] of ek FAkeek)
Anpon AEo| 295 eyt ojol e BAT =L, T
o] kg ol 1A o] e AU EE
AIek AR 7)5-8 syiTh Lot A9 ehgnt AA|A s

7]

75—}

<

.=k
= AHA 7HA7E 28kE o e Bk dElF o]l vl
1“5]

AEAL WS A Fat 3had - YA Feow

22) o ST\ AN AT, “EAA A Ao B AT, WeHeF AT
AR, AeehshE WetATA, 2017, 252% olst.

23) =AY, “BEAS A4E B EAANAIAEY URA FEPL A7, B4
FHAT AR, AFEATUL, 2018, 1305,



Ex ARSI A Ad gy 209

P51 QIERs Higte] Zws) Qlek. olo] thge] Ma NFATE F3
Mo mAslol, £ AEsl Bshs 7l ate) Aol 1 U
WA st sk

H, 4E7) - GelF - ol 30259 AT KA, AR, B, A
F0 A A0S AR FANGRANS 48T Ak
A9 ) <ol A A7t 2512 AHat
o FHAIZE HE Mool A AE A A2 A
s, A v daolehs T Hlghe 13| of

2od
fl 4o 2
ol

o_'ﬂm[o

¥

]_

(O

(o]
o X wx o

X 52
d
il
o

11

ESE OFA| Y - HFE5(2025)= o| 28} ‘HAFA 7} G5}

=5 eo—“i‘@]ﬂﬂi Al=o] Al 2 —Uroﬂ~ R 741"—%4 7P7—1 T A

ne
>,
Y
b
h
i
A
1:1
e
>
me
el
E‘:
ok
é
[
1:01‘
%
=
et
Y
o
of
I
o i

Astleh, 24 20199 T’Hg 7 01% omel a7} 1y
A7) 9 ol Kelow ol AATEE 2Rt A, S %o

efak A7 Eelo] S HlAIAle] A S Qs

e 7
A7 BAES SRS AR
YA - G - Q05O AT GA] o FRRDIDEFE B

3l olelet SIS S BAo] 2w, 8)71elAg ol o)

24) AL7VEAA, “HEA EAANSNI R A7 s} ot -BAYRE
HE 8ot Re4EAd AlA AT, ghriaibe, 2025, 1-20%.
25) FAYHES, “BAL AR AL, WA A BE U A e 4 F5 3
i

2212l 4 A
B, gz astslega) A2sE A2E, GEEU25s), 2025, 368381

e}

gt



Y-sAES A 32 &

A o] Aefrlg=rt At ol Fatshs 5 AR AdlEanks He)
3] vebgtoul, 71 7HARMY arks 36k SRIEA] gRokeh
Q3] FAARY o]F HREA Rl ATIAL A5t AFE Bilow,
B]8]7Hr 2t vlaste] fojugh Sk 7R A aalrt e E ook
57| ofgfe Ae® Lerkith0
o4 - FAE(2025) A=Y A RS 83 EAS Fall, A
SFAA el EXAHS 7 A7 HEo 2 Al

u]a17}x]~ 7P} HEFH AF0] <Al E(Signal) 2 Ao 42850
weEjo] 7HAAGS Sdsls 9AdFQl A 5t =
ek oyl ol ah Zhe LA A1 ALY} S o] 28 o
ol 7ozl w2 7HAHES R0 ek BAEA R
K9] 7)Fo] At e® SRIEglckan)

o|ghg - °l$%(2025)—°4 TAE A AT e A1 S Al
87.5% st o, w7 @714 AAsAlE Bl & 1578de] At
Th Aol AfoF Bl 24 SHERAR HBkg o] BAE e ok& T FAIA|
R} vlgrAIR o] uhul7} ApEe] o ZA Uehbs Myl FAE
27F ERIEAAL wulE 2715 B7 |07 ARG tiA <
EJHA A 2dAREE AP folmlskA] g5 ths FAREo] USE
ek ol wiujAgo] SZFAQ1 WS Hols Ax g, AAAE
MRS FAL R AR A ool AWskA] B BojErk®)

olgfet Ao A AFATEL EX A AL A e S

20 AL G A7 A o] o= Sl sl ofz, °ﬂ
0 77, SRRl TEA A0 ANE, SEthetn AT

169: 18935,5.
27) o|SFHGAE, “Holeteat EX AN A FHEAT A& FHT A - A
EE d—i | FATA ABA AT, ARFATALE, 2025, 1171332

28) o|gh8/012 e, “EAANS 7T X Ho] ujuj7ie} Aol BN Ak HAUE
olutE AE|EAT, fEHLEANSHSIR] AU A2E, CIEHEEALSYS), 2005, 161-180%:,



Ex ARSI BAEm e g 2T T

4
o] ZAET} HA IAFEolRHE Aol Halge wEaow of
715k glet,

ol2 AR WolH WY, STHAIL B714 o ate
EAjstels olme A AYAIolE Bk 82 A A
2o QHEIE FEel T2 BeS ok glrk B4R oo vl
3 Zlefurnl e AR 49, oAl Sat Hddown FAol
ke QlgR|elor 955l Hn, ol FH 0w F7hA A eluio]

3] vk

2 4

5197} #17]

il

Supe] giet.

6.2 MZH CHd| M=ot HlmHI}

EXANS A= 2 T80 AdAIA AL A7 ekE @

A AMEER AT Gl 4% A A Solch deiu 2
7} S Ale] BEAHo] Aol u]2 THFaNE FHO

29) F39] FETUAT o] P& AT AT ©]7] %/ Chunji xuan, “FFH R0
e BIRs FETRRIHLE FUR, FRAT A6l Y, T
SolTofojotl FRATL 2014, 213237%; B, “FF LEA 7o} AT 3
o Eatel) et A7, ATThetahetY AABHIER, 2019,



Y-sAES A 32 &

= pas ue, A= oEs guucks 7xd g elE
wargol oe Faish B
SH1, oI2H}10 - 15 ThA S B 7S] A Swa el
o o= shojso] shelAgel ojat A SER ek i,
= P ASISS AR S AR ol
CeL} MRS o] el Al Sotg dARel e ol
0% MBS o HUSHE AN Wtth AAE 2 3
—E'_‘ -ﬂ' T Tl T2 WEEAAE AR 20249 69 o]F
SAxOR fejolshA FEACH, ol ZelE ol
Ak 2ol olE Hel AR, 5 Bl H'E BUH vl 2
# SRS o] ot

_I

°-r‘

—lJril rl

ofN w2
_&
—\—‘

=4, FEEF7INe] 22 Yol 20259 A= LujAE
‘?H—%%Wl oF 19k 1,76 2*‘01] 14 2010 ©]%- 16\ ol HAAE
5 Zlo R AYEs AR AAshs vzt Ak ol algd] A7

7]
sz QIgt A4 - oy %o Zolehz 7N ZAA aQlmgt ojjz,
10+ 15 B0 A& 257 X170k 7] 127) X|edo] QWA o 74
Ao 8l EA 7S]l o 2 RolwA vighe] 8 A 9 B
gt QIAlE RS} A os e Avte sAHkD

AR, A0 98l Sho] uhe AHujAAke] Thedolch. X AulE

FRIA | w2, A& oftES] WAV Y tiH] 2.8% AT
1023%2 71235k oF 34 470¢ vho]] | x|o] =5}t 0|9} e
AR AgH o] Bl7prdoq Fol YubujufAlate] 2QAtElo] &

A3] moMAIAL, 72 AAFARE AL HA g AmAgeR

30) TolWARA, o) Fay 2, “EsA ik ek Fel A E A 37 - o
A - B, 2025. 11. 6, <https://www.finews.com/news/202511051127352080>, 744 .
2026. 3. 31.

31) SHEEAA, “«uAd, 311 gho] A FZx] HUTE, 2025. 11. 6, <https:/biz.
heraldcorp.com/article/10634739>, M. 2026. 3. 31.



Ex ARSI A Ad gy 213

715k £ a0t A olSsted S AFH FHELR 24
SERY

HRAREO.R, Zh2 Ao of7|ek Age] iRt gt 7 o
Z3 @A 0|t} 20241 2 2025 of] 20} Tho] HIEAL S e
% 712 optEuEA e FAF B HEAS Zestn: oY

o} A7 o8 242024135} 2025 1-11-E7kA], A& oF 130k A
7] oF 250 A 7)ol whE R, Aol AEAHETAES -50.1%04]
+180.9% Aol @b wgAFH o R aFF om, ol A9 ZHe
R0l A 2Rl e SEAZES (S A= THAE AR
G| 524 ek @AdehA] Koted, 2025 11 VI Al obitE st
w7 HAAE7] tiH] 5.0% At 139 1,457 9L 71539,

A7|E A 1.6% AFSehs 942 AT Wopr)sd)

s JHJZ?_P el et quom sja7el 87e]

l-'l:l
i)
o,

_‘

L 7o)
5 2 4, 9519 S 7%3194 o tﬂ%*é, NEREE
e, 3 B
A 2 AR At AL S48 2E
Q1 Al AA O APES Baro] AA| AT 5T

=S

32) ofr|obEA)|, “E5|A Tal HujAFORE - - - A& olHE YATHE 3 470HRt F
IR [FFAMAWZ]”, 2025. 11. 6, <https://view.asiae.co.ki/article/2025110616312526193>,
AXY: 2026. 3. 31.

33) Fotdm, A& ok, T g wjulth A &% B vjujrt 1319,
2025. 12. 11, <https://www.donga.com/news/article/all/20251211/132943901/1>, 7444
: 2026. 3. 31.



214

Y-sAES A 32 &

. =XARs A WA 2

1L WAAR e oo] 8l RgAAAA U Bl )
7}

=

ARo) AL BAROR NA] A&7 7)o 2l Aol
o] HEAOR o] ol A|A] g ol 2w} AT HS W
S1s) Agateck ggAle) £4), Svbd, ARe] v, o5
o] A Afo] WA u), s ]2 RS SR AEA A
& whapehA Hekd Jeiu AR} ofwst AASTE AeshiLko]
wet S 7SR ofUjet AB1E ulg9] Tt 2A] Hetx
2 ATES AP ek ke ARE TAL ole uag)
SAGS FEA|E HHANE of/F 4 ek ufebA] FEAHA
Aol HPYsHs £7] 5o BAIS Sl o Agska 2o shay
Qe &P Sl SARE AAe] ARt AAA e
o H | SHFENE AAHOR TS WA BaSo] 94
Hox QiET)36)

olefet WAAEHA AZel EAANS S Bt $1et 3
A B A A AR olTh J ALOZ Ak

T

34) A3, FAS WA A7, FLRAATY, 2010, 142,

35) Huls], 9] B, 46%.

36) AYE, WA AT -slo| 2} A EA, FYA| AT, 2008; o]5], o)
B, 46%; A5, “mYE Txo| “A5|H ulge] BAP T e, WARISAT
A0 A5, FUAATS, 2013, 3235, 7185, A2 FPA ARGl o
3 WARISHE Bk Coased} Epstein®] 0|28 402, WAATHIT A0
3%, SR AASES], 2003, 3333608 -2, WA WHEe) §-847)
Ao et 217, AL AssA ABE, AL WatadTa, 2014,
13025 0|49, “T= Hele] WA AR A7, AAAT AW AT,
ARSAEHE], 2003, 35-64% 5 ZAX.



Ex ARSI BAlE AL w 2TH

WIS AAAALE A1 Z19e) ALY Afet BB £FTS
P10z gheka Aiste] AGAAAAANE Srtel 7)) &
et sick i 52 Al BV Zfz,g o ke e
o ohd, WA 9= AYAAE
SEE A AR S AL e

AR AZAL 271 BT AR AR Q15 o) Hhgo
3 AHEAQl Wake] gl itk 25T 7|23 AAIH A9k BE
of azo] AAY v, AL obet 2au]Adam Smith)7} 73
3 *molx] ke 29] Uelof whek A g WS FelHow
AArstol pakal satel] LTRSS ol ef3t a9} F0) a8
o YAE THA slat AU M A e RO s
7] *Jiﬂlﬂi Al A

o2

ﬁ
of
ol
N
1o
ok
2
o
)
o
A
N
N
=
1A
o

o
)
rsi'
r{o
_E
E
.{
9
%E
£
X
Lo
10
Y
Ry
zi
O
it
ot
ox
ot
1o
rug
ol
2
(o]

-

upgke YA ok ol /\1 XE.LOVH A2 {J_rEPOl UPHlElF— 741“/11%*01

Ao 915F ThsAo] HS Bk BE F/|H o 3 /2
oA slEl= AJAAlY AlBlo A o) 2 ¢13)

SP7] ARt =7l Wtol A Fat AEE o ok 1EL ol =t
|

o) v FE} FAR

o] Aol AR AAIAA o] B QAL T
ma0] APAE dol Sure] A A2YHE WA P
FE ookt gt

U AYBES DAY 5 U 2AG A 5 2 FH
thera o] EAGE Bk, ARAL Ak 4A1E YR o=

37) ASPAL “RE ] WA Belol] LERd AABAP, AAREAT A Al S,
MAAR S gh=ekE], 2018, 148%.
38) e, 919 =8, 144-145%.



O
£
of
O
i
ol
J®
_?{_5
2
-
=1
2
_C|>L'
BN
D)
ﬂilﬂl
N

sl AL st ) e
B71e A7} chisich Sa) Wa Almet o] Al HslsiA
A9, Aol A8 2R oA 2 Wik opjah 1Al

AL eoAdolol| mE ol 2v FAl

A3] AstA7] A =t
AEH o E BEXAH 7= =
ollA e dejd e S5 = SA ks, AWM &
AAPE A dElE FAlEsA 71 Hsl A A=
BlF2] WollA 53] Alkaie]il BaaQl sto2qt Ao -85

ofof Fhtt.

o
)
r2
N
L
BN
ot
2

2 AR o] hE EA AN A BA
2.1 TAHHOo|1=2t EX[HHENs{7 M| +EA R+

A AL B e Tdskal AzQl EdA Aujdes
ufokslr] ¢kal, Z]-S{(possession), ARE-(use), 5=2(profit), #]E(disposal)
5 cret A deiSol A <Ule] hlBundie of Rights) 2
OfslfRIc. ofefet AlZiolH AR Tieat AREel that At offt
eRlake] THA Lol FAEE WA BelSe] FAloln, A M. Honord
50 0l W, AR, 40, ARUL TPl HEH B4 ez

AASFE bl k39 TAR. Coasep®2} Z(S. N. S. Cheungt) 2] 2=0]o]

39) A. M. Honoré, “Ownership”, in A. G. Guest, Oxford Essays in Jurisprudence, Oxford
University Press, 1961, pp. 107-110; Thomas C. Grey, “The Disintegration of Property”,
Nomos vol. XXII: Property, American Society for Political and Legal Philosophy, 1980,
pp. 69-71; Denise R. Johnson, “Reflections on the Bundle of Rights”, Vermont Law
Review vol. 32 no. 2, Vermont Law School, 2007, pp. 247-272; Michael Barry, Property
Theory, Metaphors and the Continuum of Land Rights, UN-Habitat, 2015, pp. 15-17.



EX ARSI BAEm AL wr 2T/

222
0
o
oF.
RY

o=, Afu]-go] EAst= AAAA A= ol A
RS 1 P =27} AFAufEe] F-8AJof AA A 0]
=, AiHde] s %ziX*EJ o] A7RsAJ o] 2A3] 1.
v 7P o =

a-&/do] Sdistdths Aol

I

[e

X of
if ool
H = mE
N 2
o

S~
>
ok
2 orle

]_

oN'
ﬂHN'
ek
I
30
rir
-{N
)
=2
ash
£
off

ol

Tt BAANS AL o] <Hele] chib g a9jgow Iastst
of Hefaka BAISH: U N Aolch. WAl FEA 2AF
Ak FEAEAG FFEEANATE AL D 0y AHo] A

jakad

S

AR ST A FRE, s7Hle afAke] o
el Al AHAE =71 APdslolito] Aoz FHAI
M =2 ZPARS 2 7)of| ujzkel el S Alsly] ) FFeiap o)A
U 71E FEs AEY 15EAboHA

'é'
S5 AL 2% h4AE Fotok sHe AT Aok st

g Ay AL HEAA BAEE 23 Azl of
o) AR LS A EgHom WA sl B4l

7 o o
iz
&

o

N

=

o

NS
S

©
o ot
Fﬁ
L

=

_1
—

o
2
oK
ol
ol
rr
o,
2L

¢ Z2E npuAZIch EnpA 18o)|(Thomas C.
)& b, A5 it AfAls T o4 H84

9] “48-2{Owner of a thing)’ 7} ofUz}, YA HE

Q ol
47
o >
M o3
jz Lo
i

F%O
)
ot
S~
a

B

40) Ronald H. Coase, “The Nature of the Firm”, Economica vol. 4 no. 16, Wiley, 1937,
pp- 386-405; R. Coase, “The Problem of Social Cost”, The Journal of Law & Economics
vol. 3, University of Chicago Press, 1960, pp. 1-44.

41) Steven Cheung, “A Theory of Price Control”, The Journal of Law and Economics vol.
17 no. 1, The University of Chicago Press, 1974, pp. 53-71.



Y-sAES A 32 &

oA def7h FEsHA A3 AlgHs de|Efatz desiA He
Zlolth42)

ot BEXA S 7= Qlsf TAYshe E vhe AR HAA
AL A AEde] ol 28t A4 A H(Regulatory Property)’ O =
AEch= Holt} 7@ Z=(Carol M. Rose) W7} A 2515, B4 S
off AR 4= Sl |7 =71e] A FH]9}F o )21Q] 3)7kxAo
ofel] Bl=4 oA AFAA 7RIS AUA| Ele @82 A dEE
Hoh AEAHAIE Sl B4" A Aol TPTRaR FA A2
257 AR A3 e QA oA FEke AdE 4 Qe dtke
A RIAVS AleFe] goe Hlolu, AE] Seloll o AP ol
AQH = SATERE AU

o] oAl 27} AAFO R
thE glo] Hehiet A7 AR FUT 4= Sl S el A

B AHAS AA "k ol AAISAIE S mideld s E A

b

ok

B

1
R
T
é
o
o
N
v
SE
als
O
Ir

Zl

£ Z8olof she SUESAT AIYE Alorshe Aet A9
2oz 285, Aoz A0 uljito] &5 oy Ag2Es
ol oJa st =g 7hsdS Waskar glcks)

42) Thomas C. Grey, op. cit., pp. 69-71.

43) Carol M. Rose, “Common Property, Regulatory Property, and Environmental Protection”,
in Elinor Ostrom et al., The Drama of the Commons, National Academies Press, 2002,
p- 201.

44) Steven J. Eagle, “The Perils of Regulatory Property in Land Use Regulation”, Washburn
Law Journal vol. 54 no. 1, Washburn University School of Law, 2014, p. 2.

45) Harold Demsetz, “Towards a Theory of Property Rights”, The American Economic
Review vol. 57 no. 2, American Economic Association, 1967, p. 354 3F=. “AMH A5t
FEA7E afAlA ZH4le] A FEE Eijlo] BARSHA] EeleE wiAE A
£ AR Ae YuRith”



Ex AR AT A gy 219

2.2 HHIE £ BEYHE 0 KE EA oA  HlwEE It

olo e ATIO) Feba] FAlo} ARG - ol AglA EelAy
2 YR|2(Demser)©] AAI0]E L o}m Fase] A 71zl %
of Mul, ¥ EA AN Pl APAQl 55 SE(Partial Takings)
05 918 ofal cheie, A2 ool w2, A4 AL
R EUE PRS- o] AAEE vl§S WSk BYIH BHH
T sk olefa Aol AN A TR Qg FAu
Solehe AB1E 9Rul g2 BRI 1) 7129 AN FEE A
How 2T AR olsfa 4 Uk Tt HEAS BHH 5210
HH o FhAPO R AL §E4o] AEET T 713u)g
o WA E, A FYHL AR AT AR P ASH Helo]

w AAE AR QI3 AL AAA 07 A8A] ofiio] uje}
23] rhEloloput G,

A el WA 9% B0 o AR Tk 44
A LS 717 AL g 4, ol AR g0

7hsto] T wALL
2 (Penn Central) T729] 38| AIA1712GHAI2) AA1A] 3
A7\ehe] sl o1, HEele] 4A)ut 271 Lucas) T
A 740) uieh 712e Bl A 48 (Regulatory Takings) %]
MEAA $hehae EXANSIAT A5 HolE FhR of dﬁ}
AEA ofno] Bejx] 4282 obd|ekir, 2§7ke] Aol 9l ¢
oJgE o] UWA Aohe Aol A 7S Fr st
7o) ged B4 7lehs Aefateis ok A 48] BAlo}
At 53] 23 E(Loretto) 7] SolA HolFR, AR A 2

g el

Mo

mﬁ

(0]

B
eé fr o ox m

2B qy

46) Lynn E. Blais, “The Total Takings Myth”, Fordham Law Review vol. 86 no. 1, Fordham
University School of Law, 2017, pp. 47-52.



(el

Fe welo] ve Wy Ars 2ay
= 7 F Ajgtolat 4 ke

Qo] A9 Be)H EAGgo] Skl eiehe, Aje] T
2A2 913} EAZMAZE SRrshe ol2ut *9lshA  a(njurious
Affectiony o]l T3 HARS: QISH= aat WAIAS 255 ok 95
94 1965 EX|4=8-H(Compulsory Purchase Act 1965) A|102+= ZHs}t

A2 Safet Sk Ajole] Ak ARt Ao R T B9
5 £A8 Ao e o Hrke e )RS 3
ok SRl UAe oA Al Al2E A, B4
467 o] Ho] giejebe 4717ke] A4EA(control of use)7} 4§24l
Al Et@ A% SIS sk 5 Aol 2 4= qlthal ThA|sto]
St E5] A2 E U 2 E(Sporrong and Lovmroth v. Sweden)TH249) 11}
-1 2|(Pine Valley Developments Ltd v. Ireland) 72500 A Q] &,
AL 7} AL BT Afe] Ajole] FAT EW(fair balance) S

=S
e =

rlO O‘lN

Al
Ak

3T

T glelel olek
Jet W EXARS S g3 mac] ofst Aio) 48 - A}
& e A 5 10 Hie A WA S5, AT A A

ofof et e Hidhl= AW A3 ABFe| did2le AR 9-2j5to]

47) Robert W. DiUbaldo, “A Second Take: Re-Examining Our Regulatory Takings
Jurisprudence Post-Tahoe”, Fordham Urban Law Journal vol. 30 no. 6, Fordham
University School of Law, 2003, pp. 1949-1978; ZAAl, “HA| & =& el ojHe}
EARGN AP oA B9 FAH 8§ F717IEol Bk T w= W o] B
7F =9] -Braggs v. EAA B 2AS SHCR", EXEAAHAT A18%, F=EA|
HAMHAILS] 2018, 148% Z=.

48) Compulsory Purchase Act 1965, s. 10 (injurious affection) ¥ Land Compensation Act
1973.

49) ECHR, Case of Sporrong and Lonnroth v. Sweden, 23 September 1982, Series A no.
52.

50) ECHR, Case of Pine Valley Developments Ltd v. Ireland, 29 November 1991, Series
A no. 222.



Ex ARSI BAET e g 22T

MAE] Qlek. T kA QP oleRe AN BEuE A9,
AR AR 2, SEA A, w7188 2ol
ehe A SIS JASAALE ojud BARAE ukuIsha gk

QIk. o]t TAR QI3 SAE B 2fAelA 20| A= v

A 4] daolet & Aoleh

—

et

3. ‘A u|gol& THN & EXAHF A =4

3.1 72iH|81t 3= HMI|o| M

A o] Aol A ARe] Al o3l
APt mEo] AUSHA ABY 5 UES AwA QIzere TH5H:
ul glek 53] wizke] AAEE THgel A BAH R wsk Aeful g
(transaction costs)S X|A3lel= Weko 7 Wil A =5 AAst= AL
AR AP H—;ﬂc& D45 SIaE W AA) 2Ao|eks) AEE A
2 ARARD ZAA Aol A
gt FF= “lfﬂﬁ}-”) 017%1 7Eu]golst T3] Aehd Hele] A%
ERlElT AR 3o

2l

[e]
= =
e T, Ak A o A Hel Asoige 2

=

o

sha BAS Sasks AAug 5 w

l" I
1o
)
[
o
é
_l_4
nE
O::
ol
rir
t

upEH] 8-S S JdoltS)
Agu| Lol 2 ALst =Y 3 =(Ronald Coase)2] Az|o] w2,
Aol rgekstAl B E o] lal AHeu|g-o] EASHA| k= oA

fEY

S1) 7Y%, el A, 472 Hu)g, o) A, B,

52) Douglass C. North, “Institutions”, Journal of Economic Perspectives vol. 5 no. 1,
American Economic Association, 1991, p. 97.

53) BexVolA %, “EAo] 8ol et WARISH AP, wAlHe] o] 23t A% Als
A A5, WA 0|23} AlRaks], 2011, 75%; Zu]s|, ko] 2, 2425% .



Y-sAES A 32 &

Aefollafs 27] Helo) waaeie} SaatA) TA 2ol A B
& B3 7P ERAQ) APUulEe] ERE 4= Qlrksh =, Aol A] o
a3t upgstelebs oAbl 4HHel WS B9 wshe B
AL g2 Beto 2 SR aTte WhskE g4 4 9o
o, o] AL Z7}o] ol9)A o] Aele L1 g 5}r}s5)56)
ey A Al g BT AT} whiet ﬂﬂi“l% o2 <l
—5H }\]-7(-] ]‘O] l_LstL 7]__/Ho] >0 oug, 735} X—]‘:‘7]- o1tc-]§_
2 Helg AT AmE AAS=LL AUEe] BEYE 290
e

A FIes ol fat wetolx] EX| ARSI HAIL et RS0l eke &
A QR RIS Ash] S5 EAR FAlo| AT, T2 Pl A
I AFAE AR GISiA L Rautelsl 2 A AlE]F wejo|

S
TAGHISI DR 8] AEA ST Adflge AaH 0z o
oft Bk
AR wA AR ke ol M el Aok A2k Slaiae

54) Ronald H. Coase, “The Problem of Social Cost”, The Journal of Law & Economics
vol. 3, University of Chicago Press, 1960, pp. 1-44.

55) SJEAdolst A9 o] BoA QE=stA] g2 ol5elu &S 71F=t, ol
A A7} BellA ofE 7k BAY wiVdE AFEHA g d%e AR
=Y, ool =B, 6%,

56) AEY, 19 =8, 6% o]k

57) ol=gt WA o] HF3HE EH-2 Ronald H. Coase®] =72 23t 24| AHZ
(George Stigler)7} g3t Zolehal ghe}. T2y I=E AE=3 Y FEof His)
2 ojAe giglon nAY RRAE AU AT el BAYC DR L3
2B 9] AFAolekant BI)E oj2g Belthn Hojglth AFY, 919] =8,
5%&.

58) T2 o] 2] HAE A2 ul o] 02 Aol YU B whok A ulgo] FALS
Ao A= ot A Aol BrHsS AR, 27] AeuEgAlo] 2%
2ol AR s #eehA Ha °l°ﬂ w} G240 229 G mAA
=7] w2l Xé—‘%t oA A E Folshes Zo] BARLR aeF U] ek
sle] 1 HElE 3fjoF Stck= A o| :L.J =% o]r}. Ronald H. Coase, “The Problem
of Social Cost”, pp. 8-16.



ExARS Al BAEn A w223

AaZgAGA, AFAGA, F58 SH, 7| EFHAEA T 5 Figt
2PARE FHlsljof oh, W Y] A7 A1 AAPEAE Tisiof
gt} oli= A ARALS] B H]E(Search Costs)¥t F/4H]-8(Bargaining
Costs), “L2]al 3|7HE2MdE SAISH] $1gh 3 3)H]-E{Enforcement
Costs)= AA8] ZFAIXITES) 53] RRRIo] A Fl 85 A
A5 iRl AAFAH F5S flaE 712 ddiAAekS SR
Tol| A areligt FAe8at Hreado] WA AP wfjuljgAlAtol
Al A7t AupH o g o)A Hgisixl AH]|E-2 Adoolols A%
4= Sl A AgubA] 9IEA71H, Feole= Apdo] 7 B
Hog 28 4 Sl FAOM o=l = AP dA75-E upAlXl
o} AARE oA £ uf, 1A Au|-8-2 1A S Al
W & (matching)/gAHE-S Hoj=e] F=2 072 ALS|A ¢Jojo] AdS
FE=sHA] Hroo)

TS A121eh EAl= o]ot B2 APu] 89 Z3a} 4=0)52 0] ek
S A7 Akl Aol dthgt ‘AbE<E4)(Deadweight Loss)' <
it Holoth 2AIRIY 7S A 5 7o) 19141 AR
APHARQ] A A S A7, 12 el AJARER] S5t Aol
HAglofof 3 Anftejolel AARQ) o= oA e A&EA] K
A FHkel] HRITheD) EXAS7IA|S] 21 AAFo R = ufufAR;

Jo Ho

& 2xorlo

59) ABANE 7] AsliA= WA w7 Astat sh=AS grofof shH,
A AE Qleke A oudt 202 AHE deteAE AelA ¢,
ool o|27] 947t FAdE AYsH, ArAE ZAdsta, Aol A= &4
H1 QJEAE Belely] s "ad HUS sasjor ), Tal ot 2L
o Hx}E0] WR3}cHCarl J. Dahlman, “The Problem of Externality,” The Journal
of Law and Economics vol. 22 no. 1, The University of Chicago Press, 1979, p. 147).

60) Robert N. Stavins, “Transaction Costs and Tradeable Permits”, Journal of Environmental
Economics and Management vol. 29 iss. 2, Elsevier, 1995, pp. 133-148.

61) Hilary Hoynes, “[Econ 230A: Public Economics Lecture] Deadweight Loss & Optimal
Commodity Taxation”, University of California, Davis, 2012, pp. 3-4.



Y-sAES A 32 &

202 A3 27t #3;4194 shtolE o ola) mjEabs
Mg e ABONE AW AZ HEAE B 4 g Hol e
5ol S|, Aol A uhgs] A Bolol & AB Al Adhse
49 AbebaA) ik

oleg APZARS A Uk FA|Rent Controly =Fo
20l AFEA WYTRSL AZ Lol 219180l
S0 9 AAEO R Q18] Aol SIS, Ahdt A el
ARA AL AR 97AQ e A ek A sk
s ol EAH 0w Slul Aee] Fae olefat Al
olZo] AUBE QLS HolFL et YFo|the) UA|R 20244
o 71% 913919 2w ofkE Agao] Y tu] 35%UALL 51%
LF FBk L) 20059 TFAZEH o5 Ul Ak AT A

Al AT AL, AHEAR AT FFA AA AFH Axe

urelEl s et 3 5 lck ARl EXAR S S X4

ol A& 1|9 REA AW WII7E ) AAAE Bedrk BEEE

AR FEAREA A HRONE)] W, A& A9 EA] ool efege
(]

20253 109 19,2460 4 22 &f 1199 11,0674 22 43 A
e ol EXAMNSZIAIZE Al FARNAl S8z ket A

f

62) A9 =8 - FF A7 & FA ARINE 2= 35 A5T AR ef
AL Y=tk A ASEASH A5L= Rebecca Diamond/Timothy McQuade/Franklin
Qian, “The Effects of Rent Control Expansion on Tenants, Landlords, and Inequality:
Evidence from San Francisco”, American Economic Review vol. 109 no. 9, American
Economic Association, 2019, pp. 3365-3394.

63) AFATV, “Q=¢l ESA & A& 5 89 A 51% “F, 2026. 2. 13,
<https://www.yonhapnewstv.co.kr/news/MYH20260213052551koN>, A4l 2026. 3. 31.



Ex ARSI BAET AL w225

ARl E-& F7HA715 A%
FEAS Q1A EHE WAND S Y AARIES

B o) A BIEE AN AR A8l 3
of, WAZOR WA £7]7 Qs olnute] i Ul Af8lE vl 8-
U P B
sk Aol ARHUA 40}01 A mz}

e
_1 {4
i ['U>_”4
ox.
filo
1
)
2
o
fru
4z
i
>
oY
lo
fu
x

J BAargog A Haslr|H

The, ARl g STkt A BeHAo] AAReIRe] oAbAd W Al
MR R Al )X Rk FA0R EXANSAY WA
1% FHHoR ARt d BHo| vk

3.2 EX|7{2H5{7 M2t A RSE2] fI5: A S8yt ez
20/ge| xj==2t 20t

EA A7l HAH O R S A28 el ATkt
A% 22h4 Regulatory Uncertainty)S 74|12 15k 71412 25
ahek. Ao} Bt KA Aol Shefste] welAloke: A Astel et
=, BERRY HEHQ S7hEo] WelX7] A7HA g Aoke
ofEl W AYS WAIAYIX FHHe EA A Aol WAHg,
W BEY AR S7Ph Wl B9, i ALsA AR
Az 9 oA 2le] Al AL A Hu, mEAs Y2
2 ohA1E 3] 9150 A ThAl Eehe S gt AJHA 73]

64) =AY FEAFE A A LRIR-ONE), ‘A2 dE EX|ufjulA a2,
2025, AAY: 2026. 5. 16.

i



226

Y-sAES A 32 &

vl olsoR A=sfoptt gtk

FEAA T B AR o] E(Asset Pricing Theory) 9] 2 o A
o4 Hae| 271540l @A8| AskEln TAlel st S
7ol A el 4] SARE 211 S Hehg kel 919
2 o o R7RolE, 2 Sf7e] vl l(Risk Premium) S 7}
Qa7 ek, AHRA LA DAL CAPMYE R4kl
, AAA - AAH =24 A(Political  Risk &  Regulatory
Uncertainty)©] B%-2 =247} S5 4 gh A2 913(Systematic
RSk} JHsisho], ol F2H0E 7R3k S(Capitalization
Rate)©] 44202 XAk S5t Qejrel e Gaatthn /g
o), AHRFIG ] AL WAz o2 B Aol ot Zee st
3 Zeuto] 9ok
sfelef o] Aol A= ole}k FAFHAl HAEEHdAd e SHi7t
e AT A5 As/d Y] ARt Ak ofojxl= H ol
TR WY AR 57P7|o] EsAY A HS] Aol

L

2 r

r;'ifir =
o

oo Y e

off
L
)

65) William F. Sharpe, “Capital Asset Prices: A Theory of Market Equilibrium under
Conditions of Risk”, The Journal of Finance vol. 19 iss. 3, Wiley, 1964, pp. 425-442.

66) John-John D’Argensio/Frédéric Laurin, “The Real Estate Risk Premium: A
Developed/Emerging Country Panel Data Analysis”, CORE Discussion Paper 2008/4,
2008, pp. 142 =z 53] AZL-LE(CAP E= cap rate)> 43 2HE ] 7]3]8]-&
I s =7k B2 2ol putEE 9 ZEu| S vhgsljof dtrhar Hotok
gt} Bt ol B0 A2AMHA 2 2P (CAPM)E: 283t glol, & |79
7H8E BEA AESEES 109 W) S4 oS Hwshs Aotk o] =X
FIES F 7K 845 TR AA, AR = ditHos AN Bz
A=, = 29 7]3]H]-8-S Yepdth. FAR = RS S 0] 4t
A28 713ul, of7|Me AR SUER SHHE 5 oY Aoz 7|
of gtk &4, BRSO 57 1 ZEET] 2 9] F wjEg F5to) wel, R
A Folgel 99 Zelnlg) a4w ERFTolof ek ol W Zejmlge
AR FEHQ F7h B4l o) AYH R, REA Teju)ed QA T It
o] 1B (default risk) S WSOk Fhek. Tt BAR] 1@ A4 w
& AYFgols 7MsAS dol, ArhE REA AA] S43t Tkt S4 50 o3
HE #7bdes 248 % ok



ExARS Al BAEn A w227

H=sHA WYE AX7F Y= B9 AR RS B o= QI
e zen| g vjuf7tA ol ARtedsiA =, 1 A}k APFRke] A2y
L AlZ2g 3 ¥)9-SAliquidity) 2] ol wa 7RsAdo] 3a)|2che7)
olefgt Rt APgFEslo A= 4] WAL wekAl E Adiet 913
& F20] BASHLE Ee o ‘2|t o] SHAEE =3

-

el

rl

ARHER] Aol A ZF A 02 Azt At 71520l W] 1
25}
o Uolrk, mlAAAIsE 9l EAAAsHE TEel FEAke] Bz

7R T @A AelA 9] B7HA ARG R use value)Lt @] ol
Srolofgt SokE|R] o=tk REARS Hel uee] B3 AAFA
71} 7HA1 9] A ARl ghelF o & df-gate] Qdi, mizh, &7t
T oo S Y RS s 28 ¢ Sl AgEE
et 1wskE 2L & AE-2-4(Real Option)’ 2] AJ2-& A dT}SS)
mebs SEate] FAA LA AR e Eol8-e HAR SA] AU
S o] &rhx et APPARS Wb A U HRANS &E
# ‘zlt Aol A ﬂJr'%‘El% Z-54(Call Option)7}2] & T & o=
sHAA o] Aulshs AlREA oA AFE 2JAkE
%8k 4= 9= | --4(Option to delay)’ X717}
t}

67) Colin Jones, “The Impact of Political Risk on Real Estate Investment: Evidence from

the Scottish ‘Neverendum
2019, pp. 610-626.

68) Greg Costello/Chris Leishman, “Using Option Pricing Theory to Value Development
Land”, 17th Pacific Rim Real Estate Society Conference, Gold Coast, Australia, 2011,
pp. 1-42.

69) David Geltner/Anil Kumar/Alex M. Van de Minne, ‘“Riskiness of Real Estate
Development: A Perspective from Urban Economics & Option Value Theory”, SSRN
Working Paper No. 2907036, 2018, p. 12.

70) Sheridan Titman, “Urban Land Prices Under Uncertainty”, The American Economic
Review vol. 75 no. 3, American Economic Association, 1985, pp. 505-507; Joseph T.

, Property Management vol. 37 iss. 5, Emerald Publishing,



228

Y-sAES A 32 &

olgiet Adaa o2 vlso] & i, dY EAA A7 s
© 29 AASeR B S A AL dHEA 22 ] T
Ao HAE o] 54 7HAE AR Wakshe AP AR iA1=
B7HE: oS S0l ANESHS HHEAIR E8ote] 27] A
& HASRE 7, ACHHS H7F Ee HER)MAe] AR A
O & AEshz o] 2ut HFEAP =, A o8 Faake) XAt
e A7 usiA ek g ARSI o R siaE
5 9Tk ol Bt #eY Al o8 dEHQ Fr® 7
stol s 249] WAFeAS Aplol] Muatdshe ZejHel Autg
w9l

Aatdon BN e ted] £7)4 7leag dr)H o

AAlsh= mATE] APgEAleTol wi= Aol ofyeh At W Fg
Aol Al 2849 AEAGEA)e] e dAH R aBAzloR
M, 3FA 02 Fo] BAshs Sl AR Aol SHistaL vzt
Aol A= 7ot FHAel A=A Yoz JE38] AHrhEofof

HEAR) FAAA] 3712 227 B39 olelake §l8) FAlal
= AHERL AT FAE AP A3k e, A9 R
(James M. Buchanan)¥} 115 £%(Gordon Tullock) 50 2 tfi &= 33
A Elo] Z(Public Choice Theory)2 A X|Q11} U7 HA| ZFAIL] ALFF o]e]

t

Williams, “Real Estate Development as an Option”, The Journal of Real Estate Finance
and Economics vol. 4 iss. 2, Springer Nature, 1991, pp. 191-208.
71) Sheridan Titman, op. cit., pp. 505-514.



ExARS Al BAEa A vy 229

5, T 93, At 3% S 29 YA AL
o AlztolA &, EXA 7
ot e 4 wvwﬂqmag s 7] o AL iRk ol
FputoRE 2H5) AUE 4 glo.
3ol g SAER T2 ol AE A g
(Political Incentlves).J AHER o3| E|ojof gt}
tfeio] mige] AN GA0e] H oM Bis S
SH(Vote-maximization) 5 53 U o] &5 9 FAJof Qlr}. FEAAIE
< =] AASA Bl FAE N} A A o] Qo] REAES] FAIH
WG FER O Gelolth o] Teld §UA) thE RSt
B Qe ATARe) RS Bkl Sl 54 kAR
of Ag AR} e S o] Eut Agagte) S EE RN o
R ol 5] AUAL AR BAISH FAAe] AXH R
AeE THsAo] s ok EA RS Al 20 AabHE )
abofet A AR AlORS RFAI7 I AL, The] §A S
Al 7 IRV o) Tl SRl 242 sk ks
T A AL} A A S A g o e wad
ol BEAEH E7R 7)5ep Bk
tj5o] A= el TAsh= vl Hejo] HIthA/d2 of2fet HA
A AfE 71Eslgin s7t R ez Qlsf AR 3PAtell 215191

¢

—

o>~1

4

¢

AR W 450 28A4EL 1 w57k Z2kA0) T P H IR,
B B W B WGP olek e e Fulel Wi

72) James M. Buchanan/Gordon Tullock, The Calculus of Consent: Logical Foundations
of Constitutional Democracy vol. 3 (The Collected Works of James M. Buchanan),
Indianapolis: Liberty Fund, 1999, chap. 3, p. 16.

73) Ibid., chap. 6, pp. 63-68.

74) Mancur Olson, The Logic of Collective Action: Public Goods and the Theory of Groups,
Cambridge, MA: Harvard University Press, 1965, pp. 34-36.



230

SjulsiA] BAVEITE 5k obA] Al ule} o] Alhlel 7
EsiAAu 28]e] WA S, BRI S| AN

ol B7EtL, FAe] 9] FAle] s 4

A7 eleks Hole AR Qo)A Szrdow 14

el 1% wf& AFAle om s vl

o Fﬂ

U

SN Ih)
R T

ot

)

=

EIN
2
o
rir
s
F e
o
0{1
Zi
é
O
0o
L)
i)
)
=
£
)

22|
|3 Bureaucratic Maximization)s}&+= 2594 39
=]

2
PRz 9] P M= EXA 371412 B
th &7

i-‘li

2 BT A A Acke] SleliE A

i)
ox
lo
el
r2 J
o o
o
)
=
<t
ot
oX
)
lo
m
1A
o
fo
.l
QL
=
o
rir
(T
)
il

)
o
o~ T
>~
el
(i
r (
5
ot
jg
ro,
)
J {
ofy
AN
o2
ox
4z
1o
el
N
O:
off
)
1
J {
u)

o
i
o
A
fu
Y
%
=
*

2RO FAHo| R d=E F6 A EAANIAIE =
S| S1sf AEsHAl AAE 249
2 ATzt A B AAs= 2R
skl wraA FAES Aotele= AAA ALt olsjetAlTE BISHA
T AfER F7EE 4 ok ol Al =T wAE AL A
a8 Alaehs T, AAdH e ofsjtAle] osf AFejH o=

[e3]

=1

]

4

QAP g 4 QUTHs AR A - A A sk
[e) Ke)

AN

d

filo
>
>
o
oo

75) Anthony Downs, An Economic Theory of Democracy, Harper & Row, 1957, p. 28.

76) George J. Stigler, “The Theory of Economic Regulation”, The Bell Journal of Economics
and Management Science vol. 2 no. 1, RAND Corporation, 1971, pp. 3-21.



Ex ARSI BAET AL g 23T

24

.b
r\)
=1
é
Jm
M
0
0
i
r=lJ
0

o T g

o

ZaAdgo|Ro] E thE dAlZ=9] 2X] AE|Z(George Stigler)St
A 8= H(Sam Peltzman) 2] ‘4 2£8] o] Z(Regulatory Capture Theory)'-2
=71 A7 B2 A=Y FoF B2 dAshal, w5y 54
o] X ete] x| th 5K Rent-secking) O 2 H2leh= HARS: ol2]slA
Agsict. e A ZEG 0|2 F2 o] ml A Ak Ao
VRS TYslo] BHA o]olg el Aol F=ajoct 12}
34‘3]14 A ?Fxﬂ 5 0] Exm °17P<1]9} 22 e A A

=
é‘%’ﬂr‘Ol%ﬂZﬂ °§?‘%¥ & YAJER= A|WIAECH) Soz 1
A 2abEo] ekt
EAANS A gL ol By FAEIY A2 )
wY, Fe 7Aoot W] 3
(Political Equilibrium)’-& ®HASH 4= gtk

Exﬂ@r d94 HAIE 88 54 AR Aoy A8FEs,

r\j
o
L
2
o
R
L
o
=
_)H\_.r‘
Ir

>
e
24
Qlr
iy
8
lo
u]
Mr
i3
> ot

77) Ibid., pp. 3-4.
78) Anthony Downs, op. cit., p. 28.



232 apnsams A s

SlolAl B Amejct. sl gew ola) Al WAL B
ool Aeul 8-S REEjor sk ajgH o] afArse Hale
Al TFAQlolE BISLIL, A $UAE ARol AL Aol Bt
o] JFAIS AA T visk SR A2 & kS —aﬂ/\}s}ﬂ o] t}h)
Nl R FAIE AASAL st o] RS AR ARk
Aol - A B elol, WARE Q15 Aol o A
v} 22 YA o]o)S Fgaich. AR FA|R g Bkt
2] AT A Hefeks w2 54 Aol ASE AL A
A HeP S thepet oA JullEs F27F ALAShEoh
AEAHOR, A EX7 7S] A52Q gfje 452 T
;gl‘ﬂ(ﬂo}x]._‘/] 751;(1]7(4 ‘Q__L]»o]q_ /J—i]—z% .ﬂ_g_oﬂ ‘/]z:s_]— 7/—,\]0] 0}141:}. o

oA ARSI B ol BHH Yere] GFo] AN S

E85lal, PEz2| 9] o]efo] ofof AEfsie] Tk ol ‘o= A4
piac s 75% A= ojo qhet80) webA AFERl 7HAd At
FAstaL AR At AEsHAl HeiRtths sHAl9] A&5AQl vl
e =kl 7‘1157 PS4 A =AY S4EA] ke B2 334
Blo|&2o| 2|l A x]Z Ald(Political Failure)'©] #3221 Alget
B

L

4.3 THHIe| X|&Y: e 22| FRoIFY, 5299 &

SoA Ol 23} AA=F=0] AAEke] WA oA 2AlE = E ThE
SR Al BAIA vlaesdo] B ASE AR SRR At
EAEA Y S wA =R Al T A e dEStshe Al
A4 (Persistence of Regulation) @Afo|ch d8|d YyA7Hl(William

79) George J. Stigler, op. cit., pp. 3-4.
80) Anthony Downs, op. cit., p. 28.



EX ARSI BAET A g 23T

Niskanen) 2] of| A=) 312 & (Budget-maximizing model)o| A5, A
A o FAHIAES Fole] Tt FAYYYAE Hof KAz o
AL 1", Z1E|al HIke Stiskste] = S AR olsj ARt R 5Tt
Thsh RS A Bagel Alnle] SRSl A WALE
SASHL AP Aoke] SEAS ST 4+ 9l B At st
A2g Bojgict, BR2AO] UolA

=
Awe] ARl & AAse] HAE waah 247 Jaele] 248 o)
s

SHELR, o5 A9 FARS T 7slal Al 5 =28 B
glo] A Yiske ol 24l ‘=4 3L 2)(Bureaucratic Capture)’ 2] 5-5%

FAZ 755t ks

Lol o] et A 791 Al =9 ‘7 2 0]E4(Path Dependence)’
3} Asto] FAe) TABIE B ABAITICE Awre] AAsiA 2
YA =2A(Douglass North)7} 732395, E4 A=r| 4ot AT
Z1of| Sk AR AEelE, Pl i WY o] YEH AT 5
1, o5 7t vlER]-8(Sunk Cos) o2 A2|SHA| Fo 7]E2] A=A
7(-;]&% o]%l— = tﬂ E!Hq.]?ﬂ— X—];(]ZJ "IOJ 6]3_4‘ ]:]]510] H]—/\Ht;]—]:]-%)
FE7FA o] AFsdhe wu AEIE Sedtiu A
o] g4 JfEat F2 24 s E&!@VlEE}E olu] ==
e BEAAY S 7 9] iAol Eatke tie ol RiEAe
= oJEshe dHle AR A AR LA ERolt) o=
AAAIA 0] AL Al eirfo] o U oA Al=S 'Y
FelE AAFES AAKRITE

A= Aua fd=sde ol Ales FRoEAo] At A,

ek
O
1__

81) Ibid., pp. 27-29.
82) Sam Peltzman, “Toward a More General Theory of Regulation”, NBER Working Paper
No. 133, 1976, pp. 2-3.

83) Douglass C. North, “Institutions”, Journal of Economic Perspectives vol. 5 no. 1,
American Economic Association, 1991, pp. 97-112.



Y-sAES A 32 &

EX ARSI £l GAIS] T Aol 3 A Al AT o]
SR B APISE A AEA AR BAe] A mE WAl
gRoh gzl AUUNE Bets| At FAIS Balsl|met
£, 7] Aleke Est] vl £ (fine-tuning) & BAE #AIS] 12
2 oS B dolrl BT AAke] AeA ZHAGA 7SS AAS)
vhulgich 2p10] HAMES o1 A Z] WHH FAIZ
Dol ek, Wle] Mgshs AA7A) BRAL B0l 4= glo]
A B Holcks

7Y AR A T GAET SR AR AR

o,
O
rir

ARRLst Fatel) 7] steb | Mok, TAI1S Seli WA oS
o el AL o] i olch. ol LSkl ofi b7
2 Hglo] ojgA] A7] Mol FEA AAO] u &S TSI

S ope] volEE WAk ARAske] Aaold @ Aolek

5. EAARSAA] gt WAAS F8 B

A7) 7|l gol 2, AAHEolE, el FRAE0lE 5 WA
ako] thzbHol HASS E3) @ BN 0] 124 2E e

oF 1 WA TAE %tgs}aiur ol E3si, AR E) A
SAAA] SAA B7] 9 Afgolo] AkgElebs Al (Market
Failure) & L4517] S8l EQIE o]l B 7)e] ol W)
o] ol Ao| T BlHQl LA oalE Agjie] u ARSI
s Frhat 444 Government Failurey S of7|3ka1 9l 2

Eofl o|=A] Hrh8)

84) William A. Niskanen, Jr., Bureaucracy and Representative Government, Aldine-Atherton,
1971, pp. 36-42.

85) Arnold C. Harberger, “Three Basic Postulates for Applied Welfare Economics: An
Interpretive Essay”, Journal of Economic Literature vol. 9 no. 3, American Economic



Ex ARSI BAlE AL w235

A, T Hejoh A ulgol2e] BHolN B 0, 2 At o
A 7ko] Aol FaHRl AE AuHow olrele] wlrEt 4
%) 7544 (Deadweight Loss)& MAIAI 71T AVA Aloke] 45408 o
o] AR FLA7|1 e 29 AAFLAS A TR,
Al 50| Bhatn] 83 FAHIE 5 AR)o] upEALE QgjHe
7 ZZAZ ol Feolghs x¢lo] 1 8 AHAE XEslan)
s Aol A o HEs AL shzuron), FaHo R A
A AAAAAATL AR AU Ee] Aed 245ES 47
817 ahu] A]71Tks0)

A, A Aol W AAHA AR R ulGo] & u, W)
Amt st A ANTAS ol FAL e AgAe)
27 82 WaI5Hs 412 48 (Regulatory Takings) o] 42 7
317 Wt Agdolebs *Welo] thBundle of Rightsy ol 4] #4]¢]
=01 (I} ARAMZYS AR Belsha Aloksho 2 a, At
702 WA A H(Real Option) 7} S T2H 07 AEAZ
o}, o] Qlal el AR AR AR Sl A urE
SRTelAe a7 eI FRHoR AgGEAe] Fua =
A A4 AR Aoleks F1Ao) e 2efsta Qs

o
AR, FsAe ol 2t AA o] Ao Aol A ddY Ao
)

I
F
g

¢

=

T B4t e 3 ANS 29, ol A0 AAIA 2
ol AFE97] tRo] ofiet A X TEsk] HHA F
gk LaPo] ATE AWBE SAH AW APy at
A HlE FHolReks RS, B4 WARAAY B
At A AAEAE A22 AN 7hA e ExTety

Association, 1971, pp. 785-788.
86) Ibid., pp. 785-797.
87) George J. Stigler, op. cit., pp. 3-6.



236 apnsams A2 s

o

2, BRI 57t Baw 229 Syl VA=
St 7)ol AlE=e] 7 =) d(Path Dependence)©] W34, 1A
Hallo] 2|2 £9] RS A A A7|HA R o] 3 A A ] s
2H4](Populist) Al-EAI =72 3129 AL QITE®)

2ron @ BAANSAIL AAE EeAT e AP
ofghz F ] BE7E T A= AR A=A GHvte] Ay
Utk £712 QR FMO] Apttoleh= RO & AISlE o= A=t
Zeohs ALBIA SIS A FoHe] sk SATEE ol
Ao, A2E olsfetA o 2= o] iAo 2% HAubA HAE
Abelch wleba] g5 HEalga o A o]0l A o] et APHE
Al WAle AFslior etk Al =4 9 S8AI=Y e E 5
AR oz o As|Fo|HAE ARRF A 0 AFEZF tiete 2 AAS
ARAgsIAL, gt Ao A8HAE F717F Hs] $H=e
Aol YA SoR 7] S - Felehs A

A7} ol iAokt ek

+

o e 2
o}n r

L

mﬁ

V. EXANS7 AL A Pt
L 2 7u)E Hasks A% AQ - 28 A5H 1A 8A

A EAAR SIS BRI S/ e QT ek 4
BolFol 8 He Mk glo), Mg Aol WAL At o
2Ql wlzhaA|7ba Bk FAl] FelE B9 ek ol 4l

>*Lm

88) WRirs, A& B - 5 - 2B Bolehe 6% EAAYSTY A4, 2026, 2
5, <https://www.yna.co.kr/view/AKR20260205014800004?input=1195m>, FHAJ&: 2026.
3. 31.



EX ARSI e BAE AL w23/

Ao} | oiFRISelA] Aderut A4 stetolehs atdfat 9
0] g (Extemal Costs)& A7}k H2kE ‘-*:r:k A A AAEA
o k0] Qe AL Beks] FE Gelol Fstol WaH

oz ol tolrol oI W5k, ol el KAOR AR Y
£ AS WHA TR AN S A2 sk 9
WA 2X)e & Stk

FEAgo| 2] THol A HEjeE, ofefat HU ol Feizel 7
AL A9 1=efo] 7|tho] B AAA vl 8} WES 250
A FuSelA YFATIE BHER TS Ptk FE7 W%
) Eg Aot o] il AR Aeolats W UM SEekE, 1
Aol A AArEAe] A UAE FE AZ] WA A
shsh WAEIE E Sk gick

whebA] Age) ORI 8-S At E ABE AL S5 9

M= 7RIS AR Vs B Zé‘?a_‘ﬁ}ﬂl ﬁlﬂﬁb’l A

& 5 A AnE HEl HAshL AFe JJr 201] 8|5}
TAZEE GAF SR AESe= ‘X}——FfXﬂ(Tlered Regulation)’ =2
& AWEUSHE o] §H2Holch) ] Sol, Thelo] S4lat 15k
(FRA o902 Al ARNE 15 Agaie, 20
AR A 7R sk AAZ|RE WAlste] Q%)
AeE AgtHom 58eka, 3TARI e kel AR 24
ATFAY SEAPAAI A R HRkel= th5-4(Multi-layered) FA4 -3

£ AT 5 Aok of27k FEet B (Targeting) 1A4l= =223

Aot -2 27502 gEA71E A, A8 Ta|oo] 3

89) AF5tAl(Tiered Regulation)of] 3t AAIZE A== lan Ayres/John Braithwaite,
Responsive Regulation: Transcending the Deregulation Debate, Oxford University Press,
1992.



olge), Brxx o] W Foisl §ol7} Awe] = olE(Path
Dependence)| oF7|at= HAle] %713F 9 TASE ) 16} | g1l A

o S48 oS DA AL Sl $52 A
WHR] Ao 2el AR A Betolt ALl olxE AU
FAE HEe) A 98] Z2Hol i AFAOR FRHEE LA
oF e}, ofe{gt WAL 17k} 4l S eHExit Strategy) S A=)
F8-S BAT Wk ohel, AT S A4S BB AL
TFARSAAOZ Q1% 917 e u] ¢i(Risk Premium) & 224]7] )
AFel AR - A AR 7% Reoltk

2. Al g gslel 27154 BRE 93 ARRAA £

MZAASH oA 2 o, A EA AN ek e Awel
AP A Excante Control)’ AL AFE] AAHO] AN Al 88 %5
A7IIL AP0 g A S A7k Asishs XEAlel Agke A1
o Ea] FRHe) AR BEAT dEEA s SRl 77k
AR RS oA uhelat A17E4 7] 8]u] 82} A 23 A (Regulatory

Al

Uncertainty)2- 74|51, o]= 2= gRo] HAsh= o4l weey e
upA| SEsHA The= HEH?E Pvé*a(Deadwelght Loss)= A2 ¥t

ofofl thgt FAAolaL A Al Tk = A, FUZQ APAS 7HAP
E A A - A #ﬂiﬂlﬂ?_l A} 31| A (Prior Notification System)’
= Aurdeket e AlQketth ARIIAAlRE, f214 S22} o 24 3
Solgh= e b3 =25 gyjsto], AMgARE AfAE A
U771 Woll A, Am2eAle, deaid 59 7|2P5 s

N

90) WS A, FAYSA ARA VRS AT AT FFUADTY, 2017, 3B o],



Ex ARSI BAET A gy 239

R ALTSIE Siel Set WA 287} gl 2 AR Aok
o] faAdo] H7 BAE = Alxolth
0] AA st A FHHEL o dlolHE vz GAEUE " S
apste, Avhe QEAom BASH) ook Bl nldasel ol
—Xloﬂ e, RS A7 SEERE B, 718 EAtol SRt AlMlx=
% 5 wuisk 2719l SAdo] ZelA] olalshs olabAeel g
stol 1% W ole] AY] % FhaBE apshs ol2H WAY
(Tweezer-like) 7]’ QAo 2 A=t}

olefat Al e) MFHE WAAS A O e FUF Wl
ST Yeieel Bl Hole] ARl A A o R Bt
S| oo ol (R - HA - M) AH T m|eS 2]

202 AA RN, 2(Coase)d] WA AL ko] Az o]
S8l A7 dEs] AARE ¢ e Ales] dEEkE B wiE
olt}. SAlo F714 FAIE FEshs FAO HeiAE WEES
xlzo].oq ,,‘xlyﬂ/\l og 4. x]_ @_]— —-i _}7\1]_4 MJ—Q—_HJ_} x}
Ao BRAS FAOl BT 4 ek

Aga 0= AHIAAZE AL F7be] HQalo)m FUHA AL
ABA Sl N8 A4 A5 SIS
o A B B9 23715
A qtA mdolet & 4= Qlrhon OIL E‘:ﬂOI-,T’_ oﬂﬂﬁ—s} xﬂ 3}
Lol ARf2e A WEE WAk Fhs T4 Audze] 4%
SR EL L

R

91) & Hile Al 24 3N, FFEHARIAY AP F&, ofsiARLl gt 5
& Al wE 5& A AMUse WY UHoE ANITHORD,
Recommendation of the Council on Regulatory Policy and Governance, OECD
Publishing, 2012).




240

Y-sAES A 32 &

3. AR S3E AT ARG R ZYEFAA st

A AarolEe] wld B uw, Hel@rte] ‘o E7ksA
(Predictabilityy o] A4 0.2 h115] Wgwlofopat v 24 Ahglo] A%
Qellq 7H e RS HET 4 Gl TR BeHow uEd
4 gltk e AR EAARS ML BAR) mEe AR
BEGG SAY | IREOR s ANGARIZAA FAG FAE 2
E—NMI’]— EL}'EHB‘]— El—/\l-l 6‘3/\1‘ H]_Q__ET 7olr ﬂ ]- 9}\1‘4— O]Eﬂ‘o‘]— ‘:'TJJ_(L),_‘@—

e

wba WS AR SeIA WA SR 4E St 9
257k 7122 TAX i £gel Austele] i) A
Hetolok gtk ohge] WAHS) Aol Al AR AL WA $
AAPIEHE A8 WABREORA, SH10) A4 Wt o 434
AT} 2754 HeAoR Hushs Hate] AR A7t
Ay ofof g,

Uolrh, S54RI gelA] 24402 WAsks £7]4 Zhea]
49l 21 AR 1 AR} ohfeh, APIAE FRAE AR
9] H|thAA(Information Asymmetry)’ o] 7]1stct. Al AE|Z8=
(Joseph Stiglitz) 502 == FEAGA|S] AlZollA & uf, 2522
APFeIA WsAbare] BgA\olo] ulAeiAE), mEYetE, S

el 5ol MRS SRt A o Belke R ves A

P {Rent-secking) 2912} ulo] Q) £7] Ale]7} Suierke = @3y

SV guigelele Aol TLALE AR G2 A4

U] Ao e AR Adeks FANRE AW Aoln Bejdoz

B el Baksinz 4749 datel 2 & gl
whebA] S7be] SEAbR ofuke Shalo] Aol AdE ARA O

92) AR A TgE AA|SE A= Joseph Stiglitz, “The Revolution of Information
Economics: The Past and the Future”, NBER Working Paper 23780, 2017, pp. 31-48.



Ex ARSI BAET e g 24T

bl axd A ] ol Al W ARl vt A4S
Fog ;ﬂ‘ﬁﬁﬂﬂ(ﬂo]: U]—ttl-o]_q_ %o]-;g}_tri_

Aol 1
A5 5 A7l 3 il
(Fundamental) g 255 APgRFAAL B0l Al Aloj4dsA &4
(Full Disclosure)3fjof sttt
o A o A thet e Hiagol BRHow ¥
29, BEAIAL 280 7)d F714 sldge] ol ZmEel S
eF g2 Hdejol dzste] A7 o 4=HsHA "o dE4 e, 1
BHILES Sk BT ARSI P ek ed BARAS
74531, ‘—Ertg?'& AR B ol Ao et ARE A Y E
) 49 £7150.8 A4 187 )%
el 714 B340z Sk oiAlshe AAEtA0 EeE A4

sk dl-sgeteloh

g

_|4

4. ARFAL B - PRFTORA ATA| D AR QA
EERE-T

A3 EXANS A= AH Aok ] AAIE 387878 dHHA
=S9lof| &A)7|= AF A 2] ‘T - EA 3 (Command and Control)” 2]
HatAlole). olzet WHAE ©7] A4l Axittoll= A aAYd
HEL, oA A viel Zho] withigh A 2|89 Q1914 S, HE
A7Ex 9] Flle] whE e, 1A AR S vt Jslehe
A SHAE a3y WA oA FsahA o] 714 B
A Hu 9] ofj S el ‘FAH R a I (Negative Externality)’ =
shotal 4= oItk T(Conse)] AE7E SIS SR EIE GA 7

L



242 apmsass A 2 s

|

o) A14 GARS o) sl Aol oFHol, Adulgo] e @Al
A= ol5 mABE7] S8l obA] TG Arthur Pigou)7} AQEgE <3| -
A|(Pigouvian Tax)’ 2} 7+ AJA7|HE Q1A E] H(Market-based Incentives)
AAZE A3 ARG ER -dsial AR o= aaAQl fite s
7=tk

T A e S B AR AN A4S AR
Hom Axjshe Ao| ozl 714 Adrt Suel K154 HgnE
2 ZA £9 g2 Fske] ‘R avts YESKInternalization of
Externalities)’ 31= o Qlth. ZA|zl o2, Zelr1Z014S 93 glzol
AE 7S FEEEH sy ks, 97| AnE Fek AHA}
ojolut ddirefd=E2lo] HiAlE 714 $A Bt S disto] =
254 2 BAAIE APt SIHER)S= Weto] atHLh o] =
Aol 7 AR Y] AANS ddo] HAlshs 2k BEH 8=
AP A E, AR AAZ 7T 57| 42 E(After-tax Expected
Returny2- 3e]2l o2 Atsto] F7]4 mfigle Aoz dhdshA| ut
FERt A oz AsRi
g2 v =t UIAE R JAE B9} BlEo], ARl A
fre/de sactal AFHulEe] aade SX67| SRt < EAEH QA
E|E AA] HurshA| geiEofof gt A7 HpAg AAFEA 2 15
TS sl O‘EH/\VPOﬂ FH| FHS Fudh=
o) e} sES Xﬂ%‘é}oﬂ 7@94 UPZW%I# EH% wRF=ofof jlth. o]
2t 24 B S8R el A 2ok, AR A A ] witel
7HA A S (Price Signal) HIAUSS 2438 HESHAAE 29 3+
o ExtE= AP UiollA XPEﬂi RE 3?% 25T A7 "ok

N
=
o
N
ol
ol
rlr
i
ox,
flo o
o
£l
:d
[
i)
o
ok
£
oo"
i
1o
4z
ot
2t
o,
P
flo
A
o,
-
12
=2



Ex ARSI e AT A g 243

WY AAR I A S-S AHolsAIACRE gt o F3f FH o]

Foske i) 282 Uida Rt sAlel, AAAIA Al
2~
T

Bl 20044 o) S Aolow HolslA) StofEls A4
aAe o/ WAE W BN L) AR elga

A APAS WA BHCIANLG o2, A4 ol 2, T34

glo]@)ollA FPH R Hlwat 1 ek mAstsick
Ate] B4 Avfo] w2, FFY EXAHE 7 @712 A
% o ANA M ENE ARASA Bal, g7|Hola

BATOZA A W A

2 FdHEE SRR ST o,
o= THAH0E FEA AYUHES VIR
(Deadweight Loss)2 A Z2=ch E4), gAitd 2
o] & uf, 2 AAFo T} e FHEFAE afde] Al
Hit AEES A or dhgste] Fgate] yAE bl
(Option Value)S- 3|<=5}
TaAlgol R AxE Fal 1 vpe} o], AAAQ] A7y Ayt
+r 9]

7F SRl Alert BA7A

r>~
o4 =
19



244

Y-sAES A 32 &

A HiEo R 2 A7F mERh AR AR o Eh

A, Ak A2 sf2thels “APd-EAl(Ex-ante Control)’ofl A “AF
S U E #H(Ex-post Monitoring)’ ©. 2 ZHZ 07 HF}sfjof gio) A
oo APFRARIAZIA] Biehel vl-8-= A7t PL A4 57HA HiA,
APALAANE Edste] BAARJA A o] Afs HASHE Hgulgt o]
& Al FHYS HASste AT A= oldsfiof Ttk EA,
=229l AR E e T RA|(Pigouvian Tax)' 2] 2 WSR3 A
ZA7IRE QB EE A=2-gsfof gtk @7 77480 gt Hudt
2N} A7 aAtol tiet AA B S-58EHe 235A -85t
of, AR} AAR ARANE WRISHES frslof Tt AlA,
YA olFoA A8 SAISH ] el “AFsd=Al(Sunset Clause)’
©} ‘X}5FA|(Tiered Regulation) S HA|S}5}1, AR U ALS slj43}
7] Sfat Bgriolele] ST S Bol ARl A8 A Az
2 Esjof stk

(]

9o} 2 AROE BT B AT T} 2 4d WA
Adek 3, B 1015 o2 5 ANe] S5 AR Ro) ol B

1
F712 gl tel Jeiske EAAS A S Be 54
EA10] Frmep vl 490 2| S Ho|FHAET FEE H7142]
AAG Holel2 FaAstA ARFESIE deli @UH Ao nsick
B, 2 AP WAREA ol 25 T Fu Al 12 B
2 e o WFSEOBE, AR 99 nlAHel Sgoldolt
ANZAR FEBAGFUEE S0l Al v]7l Haael el
SES BARY] 5] MgsE Rakr.
webd G5 28 7] AALdelee} AU E 5L 8
g1l S7HAVE o8 A AFEAS JUsH S 4F
ARFAT F4Elolo & Aolet. Uobrt she] Fa o] EAolg7A
o sabelole] ARl WA AFEAS Fo) Kok P dhot

it

iy



EX ARSI BAlET AL w245

A QuuEe Pk Aejo] L,
A2Hom EXARSAL A7HAS B 918 ARsToR

AEEE Sl obyl EAAolL A% 5 Aeloje] B¢ )

o1t Aet2 9l ko 2tk ALg-Eofof g}, o] Frhe] o]z
22 hAa} FHo] 285k sjjole] Ak KAl 11 AFSAAAA
o] ZpluE. FoAolale Al 714 ETial ZHX= ojwA %3}AZ Ael
7PEP‘ Aol tiet sigolch FasAtAle] A&7 HsRt oS g

o o3} o]o]& o] 2=q oloto] olal, EWslal & 13t A EA
7] e

HE oA Aol A4 75l 243] AEd o H24 by

% 9l oItk



Y-sAES A 32 &

Z 1:!
ARIATSS |

1 e
1A%, WAAS AT Aol R AERA, A AT, 2008,
u]s], pAle] WARSA AT, FEA AT, 2010.

A. M. Honoré, “Ownership”, in A. G. Guest, Oxford Essays in Jurisprudence,
Oxford University Press, 1961.

Anthony Downs, An Economic Theory of Democracy, Harper & Row, 1957.

Carol M. Rose, “Common Property, Regulatory Property, and Environmental
Protection”, in Elinor Ostrom et al., The Drama of the Commons,
National Academies Press, 2002.

Ian Ayres/John Braithwaite, Responsive Regulation: Transcending the
Deregulation Debate, Oxford University Press, 1992.

James M. Buchanan/Gordon Tullock, The Calculus of Consent: Logical
Foundations of Constitutional Democracy vol. 3 (The Collected
Works of James M. Buchanan), Indianapolis: Liberty Fund, 1999.

Mancur Olson, The Logic of Collective Action: Public Goods and the Theory
of Groups, Cambridge, MA: Harvard University Press, 1965.

Michael Barry, Property Theory, Metaphors and the Continuum of Land
Rights, UN-Habitat, 2015.

William A. Niskanen, Jr., Bureaucracy and Representative Government,

Aldine-Atherton, 1971.

2. &R
TRVl A, “EA|ol G-l Tet WAAISHE BA, WA o] 23t
AR AISE ALE, AR o] £t AR, 2011, 55-84%,

UFY, RIS mRo| “ASA vlge] BAP thl eP, WRAIsaT



EX ARSI BAET AL e 247

A10H Az, T=r3Ass], 2013, 3-23%.

ALV AN\ AR, A EAARSAL] A7} QPgst vt
AN S BH83tol, BEAA A1 A2, T
FARY, 2025, 1-20%.

S, “HZ FUA AAL] et WAASE Bk Coases}
Epstcin®] o] & F410.27, WAt A0 A, a5
WA A 8H8], 2023, 333-360%,

e, “EX| s ] WA Bk BA AR, SEA

AT AW AT, FHLEAAELS), 2024, 7242,
g, BEAE B4 B3 EAANSAEY ARA Asper o
T, BEAS R AT AR, SerEAlS RS, 2018, 125-147%.

L EXARSIAC) BAET EA e AT A
A BAS B0, WeheT Aeds, AHriet Wty
&, 2019, 95-124%.

U <35 RSl Aoke] WETHA -EX7E7t A AAT Aok
o gHeo| 28 FAlow, Fohal 49w ABE, Fahusets)
2007, 293-318%.

N5/, “EA AN MwS] Af AnE S1e A A
9P, WBk=E AISIF, SAIThakaL Hakel T, 2021, 227-254%,

592, WAASHE WHE] S84 Blol Tt A, ALt
s} AlssA AB3E, ALrfsta WskdTa, 2014, 1-30%,

PAYAEE, “BA] AR A, A FAlo] w21 Aelo] 7}

o Y 24, =l Astel=wA] A2sd AlRE, =
g

H—‘
ok

-

fll

A - dEFEE SR, FASE A23H ABZ, S
Z7)8k73}s), 2025, 117-133%.



Y-sAES A 32 &

o] S-/0] A4/, “EA A FAEY Aol B3k AT, W5t
% AT ARE, AGHSl Watl A, 2017, 239-266%

oA, “s= Aelo] WA A AT, AAAT A1 AL,
S A A EAEES], 2003, 35-642.

olghg/ol &, “EA AN AT X go] wuhrhel AN bl ]
Ao AAE ok APEAY, HEHLEARELEA] A3 A2

%, igHsAksls], 2025, 161-180%.
Q

AT NFAL “EAAAH B 7 27go] oftE ZHA e n]A|

¥l et AP, ARt TS AA A9 AlE, T
sty §EARS] A4, 2025, 169-189%:.

Amold C. Harberger, “Three Basic Postulates for Applied Welfare
Economics: An Interpretive Essay”, Journal of Economic Literature
vol. 9 no. 3, American Economic Association, 1971, pp. 785-797.

Colin Jones, “The Impact of Political Risk on Real Estate Investment:
Evidence from the Scottish ‘Neverendum’”
vol. 37 iss. 5, Emerald Publishing, 2019, pp. 610-626.

Denise R. Johnson, “Reflections on the Bundle of Rights”, Vermont Law

Review vol. 32 no. 2, Vermont Law School, 2007, pp. 247-272.

, Property Management

Douglass C. North, “Institutions”, Journal of Economic Perspectives vol.
5 no. 1, American Economic Association, 1991, pp. 97-112.

Gary S. Becker, “A Theory of Competition Among Pressure Groups for
Political Influence”, The Quarterly Journal of Economics vol. 98
no. 3, Oxford University Press, 1983, pp. 371-400.

George J. Stigler, “The Theory of Economic Regulation”, The Bell Journal
of Economics and Management Science vol. 2 no. I, RAND
Corporation, 1971, pp. 3-21.

Harold Demsetz, “Towards a Theory of Property Rights”, The American



EX ARSI BAE A g 249

Economic Review vol. 57 no. 2, American Economic Association,
1967, pp. 347-359.

Joseph T. Williams, ‘“Real Estate Development as an Option”, The Journal
of Real Estate Finance and Economics vol. 4 iss. 2, Springer Nature,
1991, pp. 191-208.

Lynn E. Blais, “The Total Takings Myth”, Fordham Law Review vol. 86
no. 1, Fordham University School of Law, 2017, pp. 47-89.

Rebecca Diamond/Timothy McQuade/Franklin Qian, “The Effects of Rent
Control Expansion on Tenants, Landlords, and Inequality: Evidence
from San Francisco”, American Economic Review vol. 109 no. 9,
American Economic Association, 2019, pp. 3365-3394.

Robert N. Stavins, “Transaction Costs and Tradeable Permits”, Journal of
Environmental Economics and Management vol. 29 iss. 2, Elsevier,
1995, pp. 133-148.

Robert W. DiUbaldo, “A Second Take: Re-Examining Our Regulatory Takings
Jurisprudence Post-Tahoe”, Fordham Urban Law Journal vol. 30 no.
6, Fordham University School of Law, 2003, pp. 1949-1978.

Ronald H. Coase, “The Nature of the Firm”, Economica vol. 4 no. 16, Wiley,
1937, pp. 386-405.

, “The Problem of Social Cost”, The Journal of Law &

Economics vol. 3, University of Chicago Press, 1960, pp. 1-44.

Sheridan Titman, “Urban Land Prices Under Uncertainty”, The American
Economic Review vol. 75 no. 3, American Economic Association,
1985, pp. 505-514.

Steven Cheung, “A Theory of Price Control”, The Journal of Law and
Economics vol. 17 no. 1, The University of Chicago Press, 1974,
pp. 53-71.



Y-sAES A 32 &

Steven J. Eagle, “The Perils of Regulatory Property in Land Use Regulation”,
Washburn Law Journal vol. 54 no. 1, Washburn University School
of Law, 2014, pp. 1-41.

Thomas C. Grey, “The Disintegration of Property”, Nomos vol. XXII:
Property, American Society for Political and Legal Philosophy,
1980, pp. 69-85.

William F. Sharpe, “Capital Asset Prices: A Theory of Market Equilibrium
under Conditions of Risk”, The Journal of Finance vol. 19 iss. 3,

Wiley, 1964, pp. 425-442.

3. 7|2

David Geltner/Anil Kumar/Alex M. Van de Minne, “Riskiness of Real Estate
Development: A Perspective from Urban Economics & Option
Value Theory”, SSRN Working Paper No. 2907036, 2018.

Greg Costello/Chris Leishman, “Using Option Pricing Theory to Value
Development Land”, 17th Pacific Rim Real Estate Society
Conference, Gold Coast, Australia, 2011.

John-John D’ Argensio/Frédéric Laurin, “The Real Estate Risk Premium: A
Developed/Emerging Country Panel Data Analysis”, CORE
Discussion Paper 2008/4, 2008.

Joseph Stiglitz, “The Revolution of Information Economics: The Past and
the Future”, NBER Working Paper 23780, 2017.

Sam Peltzman, “Toward a More General Theory of Regulation”, NBER
Working Paper No. 133, 1976.



EXAHS A EAET R e
[Abstract]

Problems and Reform Directions of

the Land Transaction Permit System

—A Law—and—Economics Analysis—

Park, Ki-Ju*
Park, Mi-Bin**

This study comprehensively analyzes the validity and effectiveness of the
current Land Transaction Permit System-which has recently been drastically
expanded under the pretext of stabilizing housing prices-from a law and
economics perspective, specifically focusing on transaction cost theory,
property rights theory, and public choice theory. The analysis reveals that
the uniform and broad application of the current system causes massive
deadweight loss to the market, despite its short-term effect of shrinking
transaction volumes. The uniform ex-ante control drastically increases the
transaction friction costs for market participants. Furthermore, the
enforcement of the residency requirement within the regulated zones
effectively constitutes a “regulatory taking” by depriving owners of their
real option value, as well as their right to profit and dispose of their property.
In addition, the persistence and expansion of the system, despite its unclear

policy effectiveness, are identified as the result of “regulatory capture” and

* Lead Author: The Yeouido Institute, Research Fellow, Ph.D.
** Co-Author: Sun Moon University Graduate School Master's Program
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“path dependence”, driven by a combination of the majority-rule structure
and bureaucratic incentives.

Accordingly, this study proposes shifting the real estate regulation
paradigm from a comprehensive ex-ante control to a “prior notification
system” combined with selective ex-post monitoring. Furthermore, it suggests
structural reform directions that can harmonize the achievement of public
objectives with the resource allocation efficiency of a free market economy.
These include establishing a market-friendly incentive system based on
Pigouvian taxes, introducing tiered regulations according to the level of

market overheating, and implementing an automatic sunset clause.

[Key Words] Land Transaction Permit System, Law and Economics,

Transaction Costs, Property Rights, Public Choice Theory



