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Comparative Study on the Prediction of the Apartment
Sales Price Index

- Focused on Seoul and 6 Metropolitan Cities -
Yoon, Man Sik - Kim, Hyun Jin * Eum, Soo, Won

g i
I. 42 V. AR
IL 023 7% 9 Ayeze] 28 1 EAAR 7128
: 2. A% AAE 2y

1 ¥ olz AE A e

2. AT HE 4 A7 Ay 3 WEAT =%
I 9729 2 By V.22

1. g7

2. BA

ABSTRACT

Due to the household's asset structure concentrated on real estate, changes in real estate prices have
a great influence on the national economy. Accurate forecasting of house prices not only reduces
uncertainty in house prices, but can also help in making relevant policy decisions.

The purpose of this study is to estimate housing prices using a time-series model and artificial neural
network model for the actual transaction price index for apartment sales in Seoul and six metropolitan
cities from January 2006 to November 2019, and forecast with high predictive power. It is in building a
model.

In this study, by adding bidirectional LSTM and GRU models in addition to the existing weighing time
series model and Vanilla LSTM model, we compared the predictive power of the proposed model and
presented an artificial neural network model with high predictive power. As a result of empirical analysis,
it was confirmed that the artificial neural network model with high predictive power differs depending
on the region. After constructing a highly predictive artificial neural network model for each region, it
is possible to grasp the effects of macroeconomic variables suitable for the region on the housing price
index through free manipulation such as adding and deleting variables to achieve desired policy effects.

Keywords : VECM(Vector Error Correction), LSTM(Long Short-Term Meomory), Bidirectional LSTV,
GRU(Gated Recurrent Unit), Apartment Sales Price Index

« A2)9, AFdietn KAttt By (paparoach123@naver.com, A4}
o g8, ATt FaArstat BhAFY(kimhj019@naver.com, 35414}
wee 8|9, Mgt FgAeta} W4 (sweom@jj.ac.kr, WAIXIAL)
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I. O|2X 1%

1. S24a U

A& £ (Predictive analytics)olst @A} AS] AEE FASt dold 7Fsdo]
U vy O dEAA] 2 A9 ATE alEsh] Sl AEAR A FarEEely
714 8y 71&E 9ulsith 71& EX(Analysis)o] A9 AmE2 A AtS EAlsk=
7HEAd vl of& 4ol 9] EX(Analytics)> TALE EA9] A= &0l £AX dES
Zro} n|gjo]] WAL dHE A&k Lol = Utk &, E7k= A 4= &6l

i

jak)
o
f
i
%

S
o =~
& ¢ iz o A delu 544e E4ske Wit AAE SRl Bl
E 714, do] 7Y, 714, 24P Sl Aot

of @ RG] ] A7 O W8S EYsE BE Y B Y] o2 vu
Slict. BT ek ANN, chaa AN

Z,
{>
b
:
)
A
1%
ftjo
T
xR
o

3) Nyce, C., “Predictive analytics white paper’, "American Institute for Chartered Property
Casualty Underwriters/Insurance Institute of America,, 2007, p.34.

4) Cao Q. Leggio KB and Schniederjans MJ, “A comparison between Fama and French's
model and artificial neural networks in predicting the Chinese stock market’,
TComputers & Operations Research,, Vol.32 No.10, 2005, pp.2499~2512.
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Jirong et al.(2011)92 7|AsK5(Machine Learning)S 53l vl FE7148L tiito
2 =2 g=8E Ad E¥E =519y AR EarE]E(Genetic Algorithm)d AX2E
#E] W Al(Suppor Vector Machine)2 A3t G-SVM HH-S 191510 FE714S oj&3}
R, =2 F&(Accuracy)E ERotke o= £

Cao et al.(2012)02 3(Wind Speed)= o= W - it Al AlAE 23
¥} S - s RNN 239 AS8E H|wshks A5 AAISIITE vl 712 2ol thgt
d=2 7= MAE(Mean Absolute Error)oll oJafl H]ZE11, thHaF RNN 20| 71
=2 d5EE 77 B ERIskqich

Z|1)8K2008)7)+= 20009FE] 2007 E7HA|9] A& oltEZHA 9 USFoRGE EAES
SHHATE A5t JITAEYEZY ARG S Bl v oE 7HEE ASSIH &
23 EQHST QASotES] £8 7HEAA K210, A FHEYY A olE
+ OFE EAHo] o5 JF Wlth AdH, AR, 5EdYY] AUS otEE &
23 B4 B2 P v 2R FRIESI

71/82(2017)8 A5AIET L Held 7I'HE o]&5to] A& olfE AAHZIAS A&
of #Rt A= HAISIRl. 7|&9 AAE 49 BlnE 53l 229 dSngS =5t
12} R9iek 1 Ayt QlFAIAY BEo] AP AREE, SVM(Support Vector Machine),
RF(Random Forest) 2t} &2 A59S 7He Ao BAFHIY. E3F A3 2o &
2 243 9 243Fof| ARE LELTF H2 B B2 71 oS ARlelA] gk AL
= YERTh

H/d2H(2017)92 Hed= P AALGREA
139 diggs Hlusiitt FESAVIARISE dEshy] ff8 ARERE "Ed RFol=

q

LSTME 9] dl&eimr} £x)5k Fol 34 P Aoz Felsigit.
U2H2018)10S TAH BT} AASES RPARIMA, VAR, BVAR)S AMEs}o]

5) Jirong G., Mingcang Z., and Liuguangyan J., “Housing price forecasting based on genetic
algorithm and support vector machine”, "Expert Systems with Applications;, Vol.38,
2011, pp.3383~3386.

6) Cao Q., Ewing B.T. and Thompson M.A., “Forecasting wind speed with recurrent neural
networks”, "European Journal of Operational Research,, Vol.221 No.1, 2012, pp.148~154.

7) Fu)g}, “ArSotE E40 W 7S] TRt A, AARRRel=E, A=tk tisky, 2008.

8) WS, HedZ ol8tt FE/HE dEEY A, HARIIEE, dEtista sk, 2017.

9) B9 - 1894, "Held= ol 8et REAVIAR|S ol F, TREARIFE, 274 35, SiaAtdTY,
2017, pp.71~86.
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RESAVHARIFE dSctal, 239 &8 nlusigitt. FsAHERISE diEstr] fls)
ARgE HAlHY EFO = SVM(Support Vector Machine), RF(Random Forest),
GBRT(Gradient Boosting Regression Tree)°| Itt. MAl#Yd o] A|AE EXRFH
t} o &go] Hojupal, W HAlEyd Rgo] vy wiled EPETt d&Eo] Hojut
= A FRIskeith

o[H|F(2019)1 V2 AF AAYE EF (AT 42
¥ VAR/VECM)#} Q1534178 BES AREsto] A2 AA| otE 71X 2 ST - thiF
oltE 7FAR|o] tisf cll&stal, EARGE S-S H|Wsilth ARE JIFAEY 2

o,
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=
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:

T
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o,

o 4
n Zel7lA olZo] T Theat 2 ApEAS A
A, ABAs RS TR TR AAATOINE ANAAES 5 AN W
S EL ATATL ol AAT WSS ABAS BHRY wem A4s o
(2016)129] @70 W2 YewsT} BollsE JTAs By ojEee kol
g RS W450] B9low I8 BY9] olEgo] kol AN A A1t wew WAl B
B TEY 4 Qe BHo] EART B8] 254 AL ANHA AR, HH a9l AR
Hazie] 45 IS volsis o] et 1 FEAE oS0 Bt 712 AR
FolHE AXAA e FU AT A TelR RS FEo1| Earh Fds)
Rt AT AR HEHow % ; ]
£ ATRFe AT AR U ANAAESE AT, A2 5L o]]
slo] e} ol&g AAs
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N
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X
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18
1o
N
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AN
o,
2
A
-

2
2
N
(N
rf

TN AREHE A3As BB w2 AE5ES Holal AN A3Als

10) /3t - 784, “malEd T AAE B4 BES ol 8% BEAl 7RIS dlE, TR,
264 13, =5E5te], 2018, pp.107~133.

11) olHd, "A54l8Ee L8 FHIAAS 50 A3t A 1 AE FHHARIRE SHE, o
APeRplee, Tdiehal sk, 2019.

12) 9148%, AAl=z. 2016.
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ol gt AEZ B85t @A J3As BES 83 FH/MEA]S: &2 RNNEY 2
HZE LSTM Ego g EXAs5tynt FiFaiBidirectional) LSTM 2§ % GRU E4HEFES
)] Zokiol W Z&]7lAd&0)A] wo] 2257 Qi) wlEhAd B dFoAds ¥E LSTM
Hgole] FH3KBidirectional) LSTM @ GRUEEE F7Fsto] A1 2E 9] a5 H]
WEASH] 2 ASEE Ad ASAFY 2FZ AA

-

2 d7olde A AAE 23U A7 1A Rl s HT 2P (ARIMA) B He7t S22
YA ok HE AP EF(VECM) 22 373t &gty &
AT Eger 4T diSghe vluste] 7 B9 A&
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i)
El
st
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ol
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E
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_if
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jg
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02,1-':
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od
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Hu)
<
> F
AC)
)
V
it

oh= $U=(2015)199] 1§ Eoﬂoﬂ M T.zx} e} 712 AYASHS 283t 714
Oﬂléﬂl %6; Sk ﬁ%LOM AEE AmEs 59 1 FuAEe, BIRAMD), FHER
He & Bajo] gL Agetg

5, R ANAAY A - e, e, e, BANS FAOE, MHEA £A
T, A=dehn BsA AT, A8H Al1S, 2015, pp.47~65.
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(224 1] TR HNZHI| Sk EAIE1Y

S

2.

A

1) X8 H=H0ISLZ2S (ARIMA: Autoregressive Integrated Moving Average)

Box-Jenkins®] AIAE B4R = d2xl ARIMAR -2 AJ7He] WHso] wt A=
= AAIEY] MEFEE welskal, dlSo] Zheolty. AES B9l oA | AAES
AREFolY MARY F= ARMARPOCE HFT) vV, S dHvHE X&Eslo] AL oby3]
AAGS ARIMA(p, d, @9 A& zk= ARIMAT(Intergrated ARMA process of or-
der p, d, o] €15

2) HEHQXMDPS (VECM: Vector Error Correction Model)

oz 243 4 AT, AAD Aolo] FHE WAV} 2AE A9 ANAL Aug R
of B0 ALgsHE AAD olElo] Tigt A} SAlET: W QsgmP(VECM)OIA
QAsRe] EAL ARHsTo R T4 SiFEolN WAL FR SARAS )

14) $2135, AA=E, 2015.
15) 48, “ARIMA & o835t eI 7HA0SE B4 MfsgAss]A] ), #3248 Al2E, of
SHLEASES] 2014, pp.277~294.
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3) = LSTM (Vanilla Short Term Memory)

Hochreiter and Schmidhuber(1997)]l —Q]3H AlRbE
(RNN : Recurrent Neural Network)o|4] ¥HEE 7€
A ook LSTMS A82]Q1 RNNTZ0|A 2HA|15-9] ‘71%*% LST
Ag FEeE 2ok Y] LSTMES Wi= AAY #2325 7L e 7]
(Cell State)?} YZACIE(Input Gate), FZAC|E(Forget Gate), & A°]E(Out Gate)
& o|FojA St} LSTMOA= AZAIE, FAARIE, SYACIEE &3l ol" FE7} 7]
AR vrgER = Al GAE AA 27F€ct10
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GRU+= LSTM3} Zo]
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AA 2gE

AlP1E

(a2 3]
5) GRU(Gated Recurrent Unit)

ACIES] & ol
=89 371 AlCIER o]FolA AT, GRUCN=
AR, GRUCIA = fHlolE

2AE
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V. SR

A&t 6] FGAS ofstE diu) A AASE o (17 5] L (19 69t 2
ol ST L A TS AH it sk A AAY 29 2D ABAAY 28
27} 753 3 olo] it 2P clSee] VI AFEAS ATt

M2 9 stiEHA M2 o oAl
TEOOf 72 X Z==HOfof 7} 2 K| 5=
(2006. 1 ~ 2017.11) =y (201712 ~ 2019.11)
14370 clolE £ — . 2474 HiolE] =9
St a el = 12
{Training Input) [Test Input)
3 T
AZAAIE =2 =4 HEFAMAZE 2 =7
+ ARIMA = ARIMA
Vector Error Correction « vAR(SEHE O E) Vector Error Correction - var({2= 20| dE)
i - vecm (SEHEEE) Moile = vECM (S EE PE)
T 1
x ¥
Mean Sqguared Error o — RootMean Squared Error
1 o —
— o o— 52 I’
E = QZ(" ) o — i.pmmam—mzum_*
. o — RMsE=| =L +
suas o8 FEEEUS ME s [——
{Loss Function) 2> XX MSE D=7 (Evaluation Metrics) = RMSE : 0| =21 H|&

[T 5] AZAAE 28

- =tAH (Training Phase) = E|A ECHH|(Test Phase)

M2 o eriaradA|
T==ROjOR T K] ==
(2006. 1 ~ 2017.11)
14370 GIOIE| =2

M2 o sthareial
U OYOY 7} %] 4

(2017.12 ~ 2019.11)
e 247H clolEl ot

* Bl =2
(Test Input)
T

+
¥

HEa A= Al
(Network Architecture) ¥ ¥ - ==
£ - HFELsTM
. OFHbSE
r 1 Mean Squared Error 4 e ‘ &S & ISTM
1 StaE HEYA - AHlolEx=gul
E-1% 0 —p02 SSEHUE [y
2 Z {Trained Network)
e ¥ 1 BH @ CHOIEY s 1
POy 71180 O B E S Y E S MRS +
=g
(Loss Function) X% P
2> X MSE 23953 Root Mean Sguared Error
o —
o — —
XS YNEF B> ADAM ALS o — 2 | Predicted, — Actual F
bl =\ i=t
K ’ o — RMSE =) N
=2 B E:S
Loa2s ™St 7ls i ;
(Algorithm Optimizer] (Evaluation Metrics) = RMSE : 0f|==1 H|m

03 6] 9BNZY BEEY
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20069 1E7H 20199 11¥97H4] M B odl FHA] olte dimjdA 7 HAA+E
AW R T & AeE 20179 11489] 7IEA0A 20008 149 7IEAIHeR
SHAaL, ofof tiet 7|2 EATE (B Dot E. E3t i 240 FYE A 7
A (B Do A o714, FelgEdEad2 =204 2007 145E A5
71 dzel 20074 14 o Hlolge AdeHE4 e F45IAH.
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Bl
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e
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(B 1) M2 & 6 ZHA| OILE O A2l 713KI2| 7|=SAHZ

72 Ag 2 7 oIz 25 rh s
e 141.6 149.5 123.2 145.6 141.0 118.8 167.4

S8 135.1 155.9 110.3 150.8 133.1 126.1 176.7
2|digk 216.4 202.7 168.7 165.7 210.0 151.2 212.9
A 100 96.9 88.3 100.0 97.9 94.9 100.0
FEHA 24.4 35.5 29.0 15.1 37.5 15.3 31.6

A= =AY 9|02 (www.kab.co.kr)

(B 2) HABHIHSS 7| =SAZ
@9 9/ A%

= e = S3lE(M2) | FHEEUE | AHXISIIKIS | AMAXIS | ZHAZIX|

ot 3.15 1,897,300 419,347 119.74 101.69 100.0
9 2.90 1,835,642 394,072 122.95 101.96 96.6
gk 5.96 2,917,439 633,098 133.29 143.43 118.0
Azt 1.16 1,024,480 | 278,926 100.00 51.63 55.5
HEHA} 1.33 512,436 109,772 9.93 16.62 10.6

A& =29 EH|o]X|(www.bok.or.kr)

2. HZ AAIE 2
1) ARIMA 2%
229 ARIMA Eg2 AdEsl7] & AAE ol diet F4A BIAES AP
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Dickey-Fuller @9 BIAEE HAIg HAE A3l 12} 225 gho] B4 o)t =[9)
o). ARIMAEE ®#=9] 3121 AR(p), MA(q)S Z7gAR= AICet SBC7} 78 =2 gk 2
A ohe AR Fotltt. AL 9 6t FIA] FeEuui7 AR =S R 242 ARIMA
o] AIRF & RMSEE (I 2)¢} Zth iyt Fejmjuj7FAR]40] #et dl&2o] 7t £9t
3, 24 FHuja7EAR| R0 AEo] T W2 F o= FRIFT

H 3) ARIMAZRSY FH0f| 02 RMSE H|2 (2017.12~2019.11)

7= ISES B o+ oIM e o S
(p, d 9 (2,1,0) (3,1,2) (1,1,0) 0,1,3) (1,1, (1,1, 1,1,D
RMSE 22.58 19.01 1.41 5.21 10.47 8.40 22.80

2) VECM 2%

A 9 ot FHA| oltE wiuj AR AR AAH 671 ARG
Aol W= A2 471, FAF 57, dit 370, QU 271, 385 370, T 370, &4F 4719
A& A Ueigth W 7F AR BAE "G5 flsiAle VECM Ego= F4s)
gt} Y VECM(p) R3] A<= pE & 4= 7] "ol S8k AT 37485 fIsiA]
g 2= pE AAo|oF st AJRPEE AIC(Akaike's In-formation Criterion)2}
SC(Schwarz Criterion)9] AREATE AH&otal HZEARCl 247t == AAE VECM
AIRFE ARESIITE ARF AT o) whet A& 13}, FAF 2%, it 13 QI 23 B
12} A 13), A 12FR Z42F VECMO] AP Al Ao we APAIE 13
T 232 A3 VECMEE 45 ©]% RMSE 2= (& 3)3 Zo) o7]A, 334 F¢
£ ARt BE ¥ Hisiae AARTE FoHirh

ol 1x

W}

o
e

fr

(B 4) VECMZY FH0f| [MZ RMSE Hlw (2017.12~2019.11)

72 N2 it o7 oI = I it
RMSE 23.66 15.14 1.98 2.29 8.17 5.35 29.48

_’|7_



RETBESEES £38%5 F29H(BS 5565

OlFAIATY 2L Keras Librarys 75192 Pythone ARSI AJAIAY &2

L

F= =] foiAe o 22 GAE AFok etk AA, 2o JFEH=E £4 b
o[E|E Wgsfof gttt Hlole dFFE = LA ARE GA-1DY AL E 6HFA] olE
el A7 PAR S Jsto] FA AITE SADS] A& E 6THFHA| ot E w7 A |4
2 E9sHA W=k EA4, dloly AekE ARt o714 Hloly el g5 HlolH
of oldA7t EAstA S5AT7E £4] 7| wiZe] ol& 2] s HolHE Akt &
Aol A+= Hyperbolic Tangentd5 ARE5I1AF Ho|E]E MinMaxScaler S5 o8&
stof —109]4 1419 E83E AEs HlojHE HRsIth
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2+Q H(Trials and Errors) ¥ ¥H2-4Q1(Recursive) A¥S ol &9 2uj/jHS4E 2+&
<= hof] Qick oufeld QIEAIEY 2] 2u7iHs= Aighe] £Afsk= Aol ofy7] o
Zolh

2 AN ASAET 2P 2] 2SS 271 $Is8H Neuron(1~20506),
Hidden Layer(1~9), Batch size(10~160), Epoch(50~500), Dropout(0~0.5)2] Zujj7}
FHSEE HiEH o2 AYSIYitt. uj Epoch "tk EHo|EQ} HAE tHlo|g 9] &A1&
(Loss rate)}& 7|8FC & Slzo] & o|FojX|= 2uj7/E (& 3)¥} o] A5ttt 3t

245t ES Adam BHNEES AMBIISTE

(E 5y Thie - CHIRF DO T Z0pe

= 2 Neuron HI_I:\?S: Batch Size Epoch Dropout
2E LSTM 40 40
ik TYF LSTM 256 3 60 60
GRU 40 40 05
¥F LSTM 60
chg &L LSTM 512 3 40 50
GRU 60
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An Analysis on the effect of Feng-Shui Environmental
Factors on the Residential Satisfaction

- Focused on Anyang City Area in Gyeonggi - do -

Lee, Jin Young ‘- Jung, Sung Yong

= it
I A2 I SlpAle] ZARksE Qelo] Tet A%
1 @y 2 =24 1. Qo] B, Aj450] BoAeE 24
I Qs o2 B AT AE 2 ST I
1. 9FEE oj2s} FAT 3. E4E
2. AT A V. 22 9 4

ABSTRACT

This study focused on eco-friendly local environment factors affecting residential satisfaction and
conducted empirical analysis on which variables in the Feng -Shui geographic index interrelate with
residential satisfaction. To this end, residential satisfaction and Feng-Shui environmental characteristics
were investigated through cross-analysis and multiple regression analysis by selecting areas with high
satisfaction with geographical environmental factors.

As a result, residential areas with stable Feng-Shui environmental characteristics have a positive effect
on residential satisfaction. This means that Feng-Shui environmental factors can be used as useful
planning indicators for residential environments to improve quality of life and residential satisfaction.

Keywords : Feng-Shui Geography, Feng-Shui for the Housing, Residential Satisfactions, Residential
Environment, Multiple Regression Analysis

« 39, direietn oAl - AR Tek FasAtett HAHdlsso777@daum. net, A
wx 5], sl HgAt - A4’ EH] W (sungyong@daegu.ac kr, WAIAR})
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H O) FTHSIANERE WHSIANEE 3 25} - QRHSIADEL0| CHeH CHES3[FEA Zut
(N=116)

B B t SR VIF

e 1.423 2.958™
Aog+5% 347 .660 9.459* 779 1.284
231 TE+Z 046 .094 1.445 887 1.127
4@41—_ - =R 4+Hp .081 142 | 19827 | 738 | 1.354
A T FAAETAAZETR | -.098 -139 | -2.085* | 851 1.175
T E+ETE .060 .065 985 862 1.161

R* = 598, R*Adj = .564

B B t SALHA VIF

&5 713 1.372
AF+5E .069 157 1.753* 779 1.284
232 TE5+9= 153 378 4.494™ 887 1.127
e =X 137 285 | 3.089" | 738 | 135
= s3] 153 257 2.542% 612 1.633
& E+ETE .056 072 838 862 1.161

R* = 335, R?Adj = .278

B B t SR VIF

e -324 -.887
Ag+5% 024 048 867 779 1.284
A+ 431 795 | 13.877 | 887 1.127
233 5 39 -.068 =155 | -3.047° | .936 1.068
. & oPHFH .035 .053 838 612 1.633
%gg;w ab QHEER 019 | 027 483 79 | 1.252
& Ab BARIHARAIANE 2 .053 .079 1.229 590 1.695
T FAAETAAZETR | -.022 -.033 -.625 851 1.175
& T .004 .004 .085 862 1.161

R? = 743, R®Adj = .721, R = 862

p<1, **p<.05
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An Exploratory Study on Development of Ex-ante
Evaluation Items for Industrial Complex
Choi, Myoungsub * Kim, Ju-Young - Kim, Myeongsoo

= i

L A I ARE A R
. 51 <1 1. AP 371 ZiA] ARt
. AR ApdE7to] ohgh 13k o2 - o=
1. 71 AIek) AR 2 L T Fe e
2. Ao &3 Bl =5 3. AMAR] ARd HrIeRRo] E9 9 28

3. B A7) By V. 22 8 ARH

ABSTRACT

Industrial Complexes have direct effects on its national economy for employment, startup, export, and
also an indirect contribution to regional finance and land use. As a result of the advancement of industry
structure, the industrial complex's development pattern is developing its location near the urban center,
and located firms differ in its type of business. Considering this changing trend of industrial complexes,
it needs to set up a new ex-ante evaluation system of theirs. This study focuses on the problem of the
recent narrow evaluation system and suggests more diverse evaluation indexes. The underestimation of
benefits of the industrial complex might be a barrier in making a sound economy through the planned
location of high-tech firms. We divided its evaluation systems into three groups, like new demand, the
demand of an industrial complex, and contribution to the region and national economy. Indexes of this
study cover recent changing patterns of firm's location, direct and indirect effects of the industrial
complex, so this study has a meaning of exploratory research in this field. The evaluation indexes of this
study also consider mixed-use development trends and the city-oriented location of the recent industrial
complex and suggest the entire framework in the feasibility analysis.

Keywords : Industrial Complex, Ex-ante Evaluation, Evaluation Item, Planned Location, Economic Benefit
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The effect of practical education for real estate agents
and their professionalism perception on job satisfaction
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ABSTRACT

This study is to derive the factors of practical education and professionalism perception of real estate
agents who have taken practical education, and to establish a hypothetical model to their job satisfaction
and verify it. To fulfill the object of the study, I statistically analyzed the relationship of practical
education of realtors and job satisfaction by collecting data of 132 trainees taking KAR(Korea Association
of Realtors) practical education courses from 10th of February to 27th of Feb in 2020.

As a result of performing regression analysis by setting the practical training and professionalism
perception as independent variables and job satisfaction as dependent variables, it was found that there
is a significant influence. Therefore, to enhance real estate agentsjob satisfaction through practical
education, educational institutions for realtors encourage trainees to be more engaged in the education
by making them to recognize the importance of education and increasing their understanding of the job.
Also, the institutions should operate and promote educational curriculum for trainees to obtain quality
real estate information through exchanges with other realtors. Moreover, in order to achieve job
satisfaction through the enhancement of professionalism, practical education needs to focus on providing
the professional knowledge and expertise required for real estate brokerage services, and help realtors to
acquire field-oriented brokerage practices.

Keywords : Real Estate Agents, Practical Education, Professionalism Perception, Job Satisfaction.
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The Constitutional and the Administrative on Conflation’

-Based on Public Good and Organization of Metropolitan Region-

Choi, Jeong Youl” - Baik, Min Seok
ARy} P9 HdH o
- 33A ME3 FHEAANGTEEY BA YA Bl -

249 - wuy

= X
I. Introduction IV. Implications on Market, Externality and
II. Conflating the Constitutional and the Scale
Administrative V. Conclusion; Conceiving Theoretical
III. Conflation in Public Goods and Conflation
Organization of Metropolitan Region
ABSTRACT

This research notes try to build a question whether a conceptual development of public good can be
an useful reference to understanding Wilson's rather hard comment on the relationship between the
constitutional and the administrative realms of action, demarcated by himself. In order to do this, the
analytic notes briefly describe: (1) Wilson's particular position on his own plan for dichotomy of politics
and administration in his "The Study" is conflational, an epistemic imperative: (2) Samuelson of 1954,
Tiebout of 1956, and Ostrom, Tiebout and Warren of 1961 undertake together epistemically conflational
tasks to solve the problem of the same kind, that is, how to conceive public good in a market: (3) If the
initial question is to be positively answered through adequate analyses, proper implications are derived
to assess substantial usefulness of conceptualization process of public good. Then, we may proceed
further to the next question, whether this particular referential usefulness can help us think that both
conflations conceived by (1) and (2) are dealing with the same problem in actuality. Understanding
distinction between constitution and administration with a higher level of relevance by conflating them
might be a referential purpose of the research that this note prepares for only a necessary part of.

Keywords : Constitution, Administration, Conflation, Collective Consumption Good, Public Good,
Voting-with-your-Feet, Regional Consolidation, Polycentric Organization

* This paper is a revised version of author's a proceeding in 13/10/18, KAPA, Seoul.
ve )9, ATiEkL chekel el - BRI} BhEH (choiatud@yahoo.cokr, FA7)
Ph.D Student, Dept. of Regional Development and Real Estate, Semyung University
oo 298], Aot FgArsl} w4(db29438e@semyung.ac.kr, JAIZIA})
Professor, Dept. of Real Estate, Semyung University

_89_



RETBESEES £38%5 F29H(BS 5565

dol| ot AR P9 AEH 2ol s Al el Hist e ofshe A7
I B9 vt B GteHoRs 89)E A4sket Joibe I ARRE ofEEe
LS §olt. ol= ddiAe] 4 Edise A4Ts] offA tt=s #Has]
AAEE SiARRES: YRE ol BwshA Ad&oln] A defs)
H & =52 FAEAA R PAHEA] AL 0|24 =27t oA 54
sfsh=tl Slol 244 vke=ol 2 4 tte XS AR olE 9

3 MEoM ZAE asttal, EE20IA FIEAAXG 22| diet 0|24 =29 I

-

Ry R W

ok Al 7P S 1S shashe, AR BAS o84 &35 WAL 7}
A NEH 4AS SURAR FET 1 EAALS SA5EA thedive] xS 44

I. Introduction

The issue of choosing a proper form of jurisdictional organization of local
governments in metropolitan areas has been analytically framed by postulating a
theoretical confrontation between the two models of organizing metropolitan
areas, consolidation versus fragmentation. Also, it has become a too stable con-
ventional wisdom to raise question to the scheme of confrontation that the for-
mer model has been buttressed by the Reform theory while the latter has been
known to utilize the public choice theory initiated and represented by Charles
Tiebout.) The extent to which these two theories are contrasted is well ac-
cepted by interested observers as having normative, institutional and cognitive
significances, but the extent is not so meaningful as to lead them into a careful

assessment of structure of the theoretical competition in general and the founda-

1) Tiebout, Charles, 1956, "A Pure Theory of Local Expenditure," Journal of Political
Economy, vol. 64, pp. 416-435.
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tion and coherence of the public choice camp in particular.

No matter what are the functions of a dichotomous framework, those devices
such as State vs. Market, Consolidation vs. Fragmentation, Centralization vs.
Decentralization as well as Reform vs. Public Choice, have been popular tools for
conceiving public affairs especially during the last half century. It has been cus-
tomary to utilize these conceptual gadgets for stimulating professional and social
discussions of various topics. For the framework of Reform vs. Public Choice,
some of us in the fields of Urban Affairs could have developed the following im-
age of Public Affairs community: Reasoning based on neo-classical Economics
has come into the field: Orthodox Public Administration buttressed by the organ-
ization theory has been affected by the power of fundamental ideas of
Economics: The present state of analysis of Public Affairs is characterized by a
theoretical confrontation between Reform and Public Choice. In other words, the
framework has formed this powerful image of theoretical competition depicted
by these three observational sentences, together constituting a certain belief sys-
tem of ours. Is this belief system epistemically justifiable? Does the system hold?
We want to answer this question by briefly explicating our framework and its
components.

Throughout this examination, we want to maintain a conceptual gadget of
"Theoretical Conflation" unless we lose an orientation working inside frame-
work-full of highly competitive conceptual tanglement of ours. A modern notion
of Public Administration postulated by Woodrow Wilson in 1887 is a classic case
of conceptual conflation on which internal analyses of our mainframe

(Consolidation vs. Fragmentation) are stacked up.

II. Conflating the Constitutional and the Administrative

In "The Study of Administration,” Wilson provides us with a dramatic dis-

tinction between constitution and administration.2) As we all know, today's dis-

2) Wilson, Woodrow, 1887, "The Study of Administration," Political Science Quarterly, vol.
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cussions on the dichotomy of politics and administration has been founded by
this original analysis of "The Study."3 Three points may be considered as central
elements in the original formulation; the principles of government, the
Constitutional silence, and the will of action.

On the principles of government, Wilson argues that a mere writ-
ten-Constitution is 'not" the made-Constitution, both delivering those principles
on which government must be based.4 For him, the case for this specific con-
fusion is explained in the proposition that liberty depends more upon admin-
istration than upon constitution. But, the long-term, conventional observation of
critical dependence of liberty on administrative arrangements and practices rath-
er than on constitutional guarantees can mislead our minds when we do not ac-
tively tell liberty secured only by constitutional guarantees from daily experiences
of liberation especially resulted from every easy-working devices of "considerate,
paternal government." For most of dependence and subjection are without phys-
ical chains, administration by paternalistic government, no matter how much
considerate its devices are, does not thereby transform them into liberty. Wilson
convicts that, although liberty cannot be disjointed from constitutional princi-
ples, no administration, however perfect and liberal its methods, can give man
more than a poor counterfeit of liberty as long as it rests on illiberal principles
of government.>)

It seems that no matter how much difficult to distinguish administration from
constitution, it is epistemically an imperative for Wilson to do it as long as true
liberty is at stake by administrative practices rather than by constitutional
guarantee. Despite of easy practical confusion in perceiving administration, he
seems to be always ready to conceptually set apart administration from con-
stitution, or in his own term, demarcating administration and constitution® un-

less there exists possibility of bad administration hurting true meaning and ex-

2, no. 2, pp. 197-222.
3) For more recent debates on this particular subject, refer to Public Administration Review,
2008, vol. 68, no. 1.
4) Wilson, op. cit., p. 204-5.
5) Thid., p. 211-2.
6) Ibid., p. 211.
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ercise of liberty.

Moving forward aggressively, Wilson articulates that public administration is
detailed and systematic execution of public law, and that every particular appli-
cation of general law is an act of administration.” Including examples such as
taxation as well as assessment and raising of taxes, the punishment of a crimi-
nal, the transportation and delivery of mails, the equipment and recruiting of the
army, navy, etc., he emphasizes that those instances are all obviously acts of
administration. But, he also sees that the general laws which "direct" these
things to be done are as obviously "outside of and above administration." In
other words, the broad plans of governmental action are not administrative; the
detailed execution of such plans is administrative.8)

In this sense, he makes it clear that constitutions properly concern themselves
only with those instrumentalities of government which are to control general la
w.9 He firmly believes that his observation below provides a critical evidence
for the truthfulness of above confirmation. In order to push forward such an
extremely significant position, he conveys his own reading of the U.S.

Constitution as follows:

“The broad plans of govertnmental action are not administrative; the detailed
execution of such plans is administrative. Constitutions, therefore, properly
concern themselves only with those instrumentalities of government which are
to control general law. Our federal constitution observes this principle in saying
nothing of even the greatest of the purely executive offices, and speaking only
of that President of the Union who was to share the legislative and
policy-making functions of government, only of those judges of highest
jurisdiction who were to interpret and guard its principles, and not of those
who were merely to give utterance to them." 10)

In the above statements, Wilson clarifies that the Constitution is silent on ad-

ministration except identifying the head of the Nation, the President of the

7) 1bid., p. 212.
8) Ibid.
9) Ibid.
10) Ibid.
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Union. The principle and its intention have let the executive nature of govern-
ment alone. In other words, executional functioning of government is led by
situation. Connecting this peculiar silence in the Constitution on administration
to the administrative will, Wilson critically points out a constitutional misreading
or misleading of tripartite government by saying that "This (constitutional divi-
sion of power) is not quite the distinction between Will and answering Deed, be-
cause the administrator should have and does have a will of his own in the
choice of means for accomplishing his work." Woodrow Wilson firmly believes
that "He (administrator) is not and ought not to be a mere passive instrument (of
the Constitutional branches of government)." Finishing his demarcating job,
Wilson solidly defines that "the distinction is between general plans and special
means."1D

Wilson derives a dramatic proposal crystallized from the pounding logical
procedure pushed for founding administration from all sorts of legal tanglement
in the politico/linguistic milieu of public affairs. The point he tries to make not
only functions as a conclusion in the "moral preparation” for "a fuller admin-
istrative reform,"12) but also giving the administrative study vital signs of a living
soul without which Wilsonian administration becomes logic of a sterilely purified
constitutional non-entity.

In a sense, Wilson loudly and proudly makes an announcement of the birth of
administration of public affairs as a special field of study, no less than a declara-
tion of complete distinction of the field from the politics and the law. But he
was not so much careless and immature as to shut down the process of the
demarcation. For him, there remains a finishing treatment for this purely schol-
arly theorizing. However, after his full-blown and full-scale demarcation be-

tween constitution and administration, Wilson immediately adds up:13)

"There is, indeed, one point at which administrative studies trench on
constitutional ground - or at least upon what seems constitutional ground. The

11) Ibid.
12) Ibid., p. 210.
13) Ibid., p. 213.
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study of administration, philosophically viewed, is closely connected with the
study of the proper distribution of constitutional authority. To be efficient it
must discover the simplest arrangements by which responsibility can be
unmistakably fixed upon officials; the best way of dividing authority without
hampering it, and responsibility without obscuring it. And this question of the
distribution of authority, when taken into the sphere of the higher, the
originating functions of government, is obviously a central constitutional
question. If administrative study can discover the best principles upon which to
base such distribution, it will have done constitutional study an invaluable
service."

Why should administrative study produce an invaluable service for constitu-
tional study? Why is not constitutional study able to discover for itself the prin-
ciples on which constitution, politics, or even, law, the studies appropriately rel-
evant to a distributional scheme of responsibility, must be based? Wilson's dis-
covery of "administration's trenching on constitution at one point" in above cita-
tion, seems to me an extremely complicated understanding, "philosophically,” if
the two fields of public affairs are really ‘closely connected" each other. 1
would contend in this notes that this connection problem set by Wilson is perti-
nent to an epistemic imperative directed towards conflation. This particular set-
ting of connection problem leads me with high level curiosity to a close exami-
nation of the setting. Where are gone things like distinction, demarcation, di-
chotomy, etc.? It seems to be equivalent to saying that administration needs an
epistemic ground, and, an adequate ground for justifying administration is noth-
ing but constitution. Wilson's position depicted in the citation, and, hence, his
conflational scheme for theorizing administration appears to be nothing but a
mysterious retreat to the realm of constitution from which his administration is
clearly delimited and emancipated.

The citation is definitely one of the most difficult paragraph to comprehend
in "The Study." But at the same time, the formulation is indispensible for under-
standing his idea of realm of administration envisioned in that literature. If an
ultimate objective of administrative study must be to find out the best principles

upon which to base the distribution of power, a definitive philosophical position
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demarcating constitution and administration disappears, abruptly. His epistemic
retreat from demarcation into conflation is not acceptable for Wilson's vision of
administration is based on the ground adequate enough. Basing administration
on the ground stamped down hard by autonomy of administrative will and liberal
principles of government made him possible setting administration apart from
constitutional milieu. In this vein, without losing his idea of autonomously
grounded administration, I have to accept an intellectual challenge of adressing
a full meaning of Wilson's "trenching-on" administration in conflational terms of
theorizing. It is believed that mis-conflation can lead us into an impasse-like
state of intellectual consciousness.

In order of searching for a meaning of conflational administration, it might
be useful to begin by finding out two things: first, a conflational theorizing re-
lated to the subject which is constitutional and administrative in the field of
public affairs in general; secondly, a study of something which is well-known
and much analyzed because of its epistemic merits. It is an objective of the next
section of the notes to preliminarily assess usefulness of the developmental proc-
ess of theorizing public good, a part of the whole project of understanding

Wilson's conflation.14)

III. Conflation in Public Goods and Organization of

Metropolitan Region

Complaining economists' restricted focusing only on taxation, Paul Samuelson

emphatically clarifies that:15)

" explicitly assume two categories of goods: ordinary private consumption

14) How I have reached at this referential source is out of the scope of this particular
paper. It seems suffice to say that it has taken 20yr+ to have this public good story at

this point of research.
15) Samuelson, Paul A., 1954, "The Pure Theory of Public Expenditure," The Review of
Economics and Statistics, vol. 40, no. 4, p. 387.
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goods (X, ... X,) which can be parcelled out among different individuals
(1,2, -+, i, -+, s) according to the relations X, = ;Xi"ﬂ ;» and collective

consumption goods (X, . ,.---. X, ) Which all enjoy in common in the sense
that each individual's consumption of such a good leads to no subtraction
from any other individual's consumption of that good, so that X, ; = Xinﬂ

simultaneously for each and every ith individual and each collective
consumptive good." (author's emphasis)

It seems extremely clear that Samuelson, with respect to defining goods in
strict terms of utility, shows incomparable dexterity to any distinguishing job in
social analyses. At a glance, it seems literally impossible to conflate these two
conceptual categories.1®) In his conceptualization, "collective consumption
goods'l?) seem to be the ones that transcend the law of diminishing marginal
utility on which marginal rate of substitution is based. By this I would mean that
above proposition on public good is way much less coherent to neo-classical
conceptions of rational man's consciousness and social order structured by him.
The concept of public good underlying the definition of it appears to be so
foundational that he is constructing almost a new world order, or, at least, a
completely new dimension in the materialist world-view.

Delimiting so radically the conventional conception of market goods,18)

16) His definition of public good itself can be considered as being conflational in that the
concept of utility has long been monopolized by economists who have been interested
only in market goods. How dare can you use the terms, consumtion, individual,
subtraction, etc. buttressed by a latent concept of utility in order to approach to the
things like collectivity, public, etc.?

17) In other place, Samuelson uses the term, "public goods' and "public consumption
goods." At least in Samuelson, the terms are used interchangeably with collective
consumption goods. See, Samuelson, 1955, "Diagrammatic Exposition of a Theory of
Public Expenditure," The Review of Economics and Statistics, vol. 37, no. 4, pp. 350-56;
and, Samuelson, 1958, "Aspects of Public Expenditure Theories," The Review of
Economics and Statistics, vol. 40, no. 4, pp. 332-38.

18) On radical delimiting of private good, Samuelson explains his motivation like this:

"Doctrinal history shows that theoretical insight often comes from considering strong or
extreme cases. The grand Walrasian model of competitive general equilibrium is one such
extreme polar case. We can formulate it so stringently as to leave no economic role for
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Samulson postulates three epistemic steps that can, in my view, completely neu-
tralize the commonsensical demarcation, let alone academic version of it, be-

tween the private goods and the public:19)

"| assume each individual has a consistent set of ordinal preferences with
respect to his consumption of all goods (collective as well as private) which
can be summarized by a regularly smooth and convex utility index

i 1 i 7 n
U =1u (X 1> ’X n+m)-

"I shall throughout follow the convention of writing the partial derivative of any
function with respect to its sh argument by a j subscript, so that

uij = (5ui/5Xij , etc."

"Provided economic quantities can be divided into two groups, (1) outouts or
goods which everyone always wants to maximize and (2) inputs or factors
which everyone always wants to minimize, we are free to change the algebraic
signs of the letter category and from then on to work only with "goods,"
knowing that the case of factor inputs is covered as well. Hence by this

government. What strong polar case shall the student of public expenditure set alongside
this pure private economy?*

In order to derive public goods from government, he had to almost nullify a law-like
theory of general equilibrium, first of all. And, then, the voice of private good is
cruely oppressed while he undoes demarcation previously constructed. Why does he
do this? His excuse includes conflational scheme:

"Obviously, I am introducing a strong polar case. We could easily lighten the stringency
of our assumptions. But on reflection, I think most economists will see that this is a
natural antipodal case to the admittedly extreme polar case of traditional individualistic
general equilibrium. The careful empiricist will recognize that many — though not all —
of the realistic cases of government activity can be fruitfully analyzed as "some kind of a
blend of these two" extreme polar cases." (emphasis, mine)

I argue that his "some kind of blend of the two" means conflating. Bur, his conflation,
here, is not real conflation he keeps in his mind. It is not a real conflation because
the result of conflation is public good. The real one appears at the later part of his
analysis in the form of conflation between public good and marginal rate of
substitution. For more detailed explanations, see, Samuelson, 1955, op. cit.,, pp.

350-51.
19) Samuelson, 1954, op. cit., p. 387.
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convention we are sure that ui]- > 0 always."

The nature of above three postulates amply represents a heart of conflational
blending executed by Samuelson. A contrast between his demarcation and con-
flation is more startling than the demarcation between private and public goods
itself. Samuelson, in his conflation, returns back to (1) utility index for convexity
of indifference curve based on marginal rate of substitution revealed by consum-
er preference; (2) an arbitrary or an abrupt deletion of a clear differentiation be-
tween X; and X, .; ; (3) a groundless borrowing of absolute value clashing over
an arduous theoretical development of Paretian optimality. More importantly, in
my view, he needs to give us warn that CD curves in the Chart 1 and 2 should
not be confused with AB curve, or production possibility schdule in the Chart
3.20) If he critically needs "Tangency conditions for Pareto optima,'2!) why should
he give such an irreparable damage to Paretian consensus by using absolute val-
ue, or indistinguishing benefit and cost? In this sense, his retreating into indif-
ference curve, and into marginal rate of technical substitution emanates irresis-
tible curiosity on the nature of his version of conflation. It is my observation
that Samuelson does not represent enough for the intentions embedded in his
conflaing process itself. He thinks that he is simply blending the private goods
and the public. But, I guess he blends public goods with Marginal Rate of
Substitution, Indifference Curve, and Diminishing Returns in Production
Possibilities, which is his real aspect of reconceptualizing general equilibrium.

Justifying his "blending” by the notion of "Impossibility of decentralized spon-
taneous solution,"22) Samuelson convicts that "... no decentralized pricing system
can serve to determine optimally these levels of collective consumption.. (italics,
author's)'23) He develops his conflation because "The failure of market cata-
llactics in no way denies the following truth: given sufficient knowledge the opti-

mal decisions can always be found by scanning over all the attainable states of

20) Samuelson, 1955, op. cit., p. 351.

21) Ibid., pp. 351-53.

22) Samuelson, 1954, op. cit., pp. 388-89.
23) Ibid., p. 388.
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the world and selecting the one which according to the postulated ethical wel-
fare function is best."29 His conflation too, leads himself into a passive retreat
like Wilson does, saying "The solution "exists"; the problem is how to "find" it."25)

On the other hand, Charles Tiebout contends that:26)

"It is contention of this article that, for a substantial portion of collective or
public goods, this problem does have a conceptual solution.(author's emphsis)
If consumer-voters are fully mobile, the appropriate local governments, whose
revenue-expenditure patterns are set, are adopted by the consumer-voters.
While the solution may not be perfect because of institutional rigidities, this
does not invalidate its importance. The solution, like a general equilibrium
solution for a private spatial economy, is the best that can be obtained given
preferences and resource endowments." (emphasis, mine)

Charles Tiebout does notice a need to invigorate Samuelson's conflational
passivity by injecting an active solution into the frame. Tiebout urges Samuelson
to come back to the traditional general equilibrium camp. Instead, he tries to
redirect Samuelson's conflation based on an internal justification towards an ex-
ternal one, epistemically resembled with Wilson's matching-up. Tiebout pos-

itively presents what he is looking for:27)

"As things now stand, there is no mechanism to force the consumer-voter to
state his true preferences; in fact, the "rational" consumer will understate his
preferences and hope to enjoy the goods while avoiding the tax. The current
method of solving this problem operates, unsatisfactorily, through the political
mechanism. The expenditure wants of a "typical voter" are somehow pictured.
This objective on the expenditure side is then combined with an ability-to-pay
principle on the revenue side, giving us our current budget. Yet in terms of a
satisfactory theory of public finance, it would be desirable (1) to force the
voter to reveal his preferences; (2) to be able to satisfy them in the same

24) Ibid., p. 389.

25) Ibid.

26) Tiebout, Charles M., 1956, "A Pure Theory of Local Expenditures," Journal of Political
Economy, vol. 64, no. 5, p. 424.

27) Ibid., pp. 417-18.
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sense that a private goods market does; and (3) to tax him accordingly. The
guestion arises whether there is any set of social institutions by which this
goal can be approximated."

In appearance, Tiebout goes one step further down to the neo-classical
foundation. But, in essence, he prepares to firmly grab now famous an external-
ist formulation of preference revelation. Influence of Tiebout's application of
order induced by market-type equilibrium onto the organization of metropolitan
government has been long and steady.28) The notions of voting-with-your-feet,
service-tax ratio, and local public goods market are well-known in the scholarly
communities studying public affairs. But, that Tiebout is very critically respond-
ing to Samuelson's formulation (very interesting conflation epistemically in this
notes) is a point not much discussed.2? In addition, Tiebout's concept of social
institution has never been carefully equated with the one with constitutional
nature.30) For this reason, an interesting void residing in an epistemic non-con-
nection between his socially institutionalized pricing system based external justi-
fication of local public good, and Samuelson's MRS based internal justification of

utilitarian public good, necessitates and invites various interpretations consisted

28) For various forms of treatments of his influence, and the wider bibliographical
informations, see, Howell-Moroney, Michael, 2008, "The Tiebout Hypothesis 50 Years
Later: Lessons and Lingering Challenges for Metropolitan Governance in the 21st
Century," Public Administration Review, vol. 68, no. 1, pp. 97-109.; Lowery, David,
2000, "A Transaction Costs Model of Metropolitan Governance: Allocation Versus
Redistribution in Urban America," Journal of Public Administration Research and
Theory, vol. 10, no. 1, pp. 49-78.; Teske, Paul, et. al., 1993, "Establishing the Micro
Foundations of a Macro Theory: Information, Movers, and the Competitive Local
Market for Public Goods," The American Political Science Review, vol. 87, no. 3, pp.
702-13.; Lyons, W. E., and Lowery, David, 1989, "Governmental Fragmentation Versus
Consolidation: Five Public-Choice Myths about How to Create Informed, Involved, and
Happy Citizens," Public Administration Review, vol. 49, no. 6, pp. 533-43.

29) Except Samuelson himself raising questions about the three problems of Tiebout's
thoughts on abdication, heterogeneity, and verticality. See, Samuelson, 1958, op. cit.,
pp. 337-38. For more detailed analysis on verticality issue, refer to my paper, Choi,
Jeong Youl, 2010, "Wilson's Demarcational Grounding and Organization of Government
in Metropolitan Areas,” KAPA, Fall Conference, Proceedings, pp. 2054-56.

30) Bxcept Parks, R. B., and Oakerson, R. J., 1988, "Local Government Constitutions: A
Different View of Metropolitan Governance," APSA, Annual Conference.

- 101 -



RETBESEES £38%5 F29H(BS 5565

of detailed contextualiztions. It is not difficult to anticipate that those inter-
pretations might carry with diverse conceptual elements for the discussions of
public administration and public goods. Ostrom, Tiebout, and Warren's work of
1961 is a strong case in point.

Regarding the exclusion principle as packageability, Ostrom, Tiebout, and
Warren conceive that public goods and services can be distinguished from pri-
vate goods susceptible of being differentiated as commodities or services before
they can be readily purchased and sold in the private market because they are
"packageable."(authors' emphasis)3]) They argue that, in contrast with the nature
of public goods, the exclusion principle in the private goods focuses attention on
the practicability of "denying benefits."(emphasis, mine)32) Therefore, the nature
of public goods are characterized by them as those that are not easily pack-
ageable, and that cannot be sold only to those individuals who are willing to pay.

More importantly with respect to Tiebout's conflation, they explain that:33)

"This suggests two problems for public organizations. First, private goods,
because they are easily packageable, are readily subject to measurement and
quantification. Public goods, by contrast, are generally not so measurable. If
more police are added to the force, output will presumably increase. But, how
much, is a question without an exact answer. Moreover, when factors of
production can be quantified in measurable units of output, the production
process can be subject to more rigorous controls. A more rational pricing
policy is also possible. With quantifiable data about both input and output,
any production process can be analyzed and the performance of different
modes of production can be compared for their efficiency. Rational control
over the production and provision of public goods and services therefore
depends, among other things, upon the development of effective standards of
measurement; this gets into the allocation of joint costs as well as of joint
benefits. A second, closely related, problem arises in the assessment of costs

31) Ostrom, Vincent, Tiebout, Charles M. and Warren, Robert, 1961, "The Organization of
Government in Metropolitan Areas: A Theoretical Inquiry," American Political Science

Review, vol. 55, no. 4, pp. 833.
32) Ibid.
33) Ibid.
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upon persons who can benefit without paying directly for the good. Only
public agencies with their taxing powers can seek to apportion the costs of
public goods among the various beneficiaries. The scale criterion of political
representation, discussed below, takes account of how this difference between
private and public goods affects the organization of public agencies."

They are not denying Samuelson's original distinction between public and
private. As we see it, their understanding of the difference between the two cat-
efories of goods is parallel to Samuelson's, at least in terms of traditional
conception. They simply are not accepting Samuelson's conflational internalism,
but substituting it with Tiebout's version, simultaneously identifying a problem in
mixing the public goods with public organizations, the main purpose of
Tiebout's theorizing. Nevertheless, the latter version, they think, has its own
critical insufficiency in dealing with the nature of "private goods."(emphasis,
mine) They seem to reinterprete Tiebout's version of conflation by clarifying his
concept of social institution in order to make his conflation (and, hence, his ex-
ternal justification) extremely meaningful. Following citation vividly shows, to
some readers, that their perspective, so spicy that it seems impossible to delin-
eate between justification and belief, makes conflational structure of Tiebout's

theorizing invisible:34

“The exclusion principle provides a criterion for distinguishing most public
goods from private, but it does not, as commonly stated, clarify or specify the
conditions which determine the patterns of organization in the public service
economy.  However, by viewing public goods as "the maintenance of
preferred states of community affairs," we may introduce a modified concept
of packageability, one that is amenable to some measurement and
quantification, and that therefore may be more helpful in clarifying criteria for
the organization of public services in metropolitan areas. The modification
consists in extending the exclusion principle from an individual consumer to all
the inhabitants of an area within designated boundaries." (authors' emphasis)

34) Ibid.
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The distinction between the private goods and the social institution dis-
appears in that inherent publicness of the community affairs is transformed into
the one with private nature. This job made by Ostrom, Tiebout, and Warren,
upgrades Tiebout's conflation to a water-proof kind of perfection, deconflation
almost impossible.

The relationship between public goods and organization of metropolitan
areas shares a surprisingly identical format of cognition with the one between
administration and constitution of Wilson's. We must be able to derive a couple
of meaningful implications from this interim and incomplete assessment of dis-
cussions on public good. The next chapter includes these implications drawn

from this interesting resemblance.

IV. Implications on Market, Externality and Scale

Assumptions buttressing Neoclassical Economics have made economists possi-
ble to use deduction as their major weapon for expanding ever increasing theo-
retical tenets. It has been possible because the nature of their fundamental as-
sumptions were epistemically foundational. Even though they require many
premises in order to be functionalized to build models for explaining economic
attributes of human behaviors, the self-evident truthfulness inherent in them, as
the source of an explanatory power of those assumptions, made all other propo-
sitions of the discipline dependent their truthfulness on the self-evident truth of
these foundational assumptions. Furniss3> states these foundational propositions

in Economics as follows:

The property rights perspective embraces three major assumptions of classical
economic theory. The first is "methodological individualism'- the positing of the
individual as the basic unit of analysis and her or his preferences as the
paramount consideration. This assumption is closely associated with the

35) Norman Furniss, (1978), "The Political Implications of the Public Choice-Property Rights
School," American Political Science Review, vol. 72, p. 399.
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second: each individual acts rationally to maximize his own utility, that is, each
individual knows his own volitions and pursues them coherently. This
maximizing behavior is accepted as the norm. The third assumption states that
these maximizing individuals will be able to attain gains from voluntary
exchange. That is, all things being equal, the free market is desirable (399).

With this basic understanding of the foundationalism in economic reasoning,
the three elements are produced from a comparative comprehension of the two
reading materials mentioned above. The vision of economic man, egoistic,
self-interested and utility maximizing, reflected in those assumptions is radically
persuasive. This extreme persuasiveness which equals to being self-evident, also,
makes them epistemically internalistic. They are foundational and internalistic.
Tiebout's vision of 'consumer-voter' is conceptually completely congruent with
the vision of economic man.

However, in Ostrom, Tiebout and Warren's 'Theoretical Inquiry,’ it seems to
me almost impossible to catch such an image of man. In addition, the fact that
the two theories share the object for application of their theorizing makes read-
ers extremely difficult to answer this question: how do the two entirely different
explanatory schemes reach at the same conclusion on a certain social institution,
in this case administratively organizing metropolitan areas? The two explanations
are philosophically, psychologically, conceptually and cognitively different each
other. It must be impossible to connect these two seminal papers on any reason
but Tiebout's name appears at both products. But, it is obvious that this reason
has nothing to do with the purpose of this work for theoretical Public
Administration. Both papers are epistemically internalistic, but the 'Theoretical
Inquiry' by the three authors must be considered as non-foundational. The ques-
tion whether the latter piece is epistemically coherent or not is irrelevant be-
cause it is already non-foundational.

On external economy, Tiebout's notion of forcing the consumer-voters to re-
veal their preferences is consisted of the two central conceptions, fragmented
organization of metropolitan administration as a social institution and

Voting-With-Your-Feet as a consumer-voter behavior of revealing preferences.
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In Tiebout's system, market competition is related to metropolitan structure of
administrative organization, and consumer choice to Voting-With-Your-Feet.
Regardless of spheres of choice, public or private, his examples consistently de-
scribe the cases only for positive external economies. Whether his selection of
instances of choice behavior is arbitrary or intentional is not clear. Slum clear-
ance or urban redevelopment and radio broadcasting are the cases in point.
But, his analysis of national defense is not so much well fit to his relating of in-
stitution to behavior as the former two examples.

Ostrom, Tiebout and Warren's conception of indirect consequences does not
require a somewhat rigid distinction between positive and negative externalities
as in Tiebout's theorizing. They see that market activities do not show any
partcular strength in internalizing positive and negative spillover effects. Rather,
a primary function of government activities lies at how much successful in in-
ternalizing various externalities, according to them. They did maintain that con-
trol or internalization of diseconomies usually falls upon public agencies, and
that a function of government, then, is to internalize the externalities - positive
and negative - for those goods which the producers and consumers are unable
and unwilling to internalize for themselves. The three polycentrists insist that
this process of internalization is identified with the "public goods."

In Tiebout, revelation of preference realized in the mobility of people and, by
extension, of business is considered as the consequence of enforcement exerted
by a particular metropolitan institution on them. This mechanism will push local
governments of the metropolitan regions to the edge of financial tension which,
in turn, will eventually discipline them fiscally. Tiebout believes that the mecha-
nism is identical with the one occurs in the market. Within his conception of
process for acquiring optimal distribution of resources, there seems to be no
room to locate negative externality which is too much antithetical to be compat-
ible with the notion of economic rationality of market type pricing. Maybe it
has no philosophical connection to the internalization of indirect and negative
effects of any activities of constituents, whatsoever. Since the internalization of
them is the central thesis in justifying the funcion of government to the poly-

centrists, regarding Tiebout and polycentrists as constituting one theoretical
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camp is groundless.

On scale problem of production and consumption, hence, understanding
Tiebout's system within the realm of price theory, it is not difficult to conceive
an optimal level of production of local public goods. When we assume that his
system works perfectly in the context, the total amount of local public goods
produced is determined by the intersection of demand and supply of such goods
in a given polycentralized region. In theory, this amount represents an optimal
scale of production for local public services.

Ostrom, Tiebout and Warren's conception of scale for the production of local
public goods may be dramatically incoherent to Tiebout's market type determi-
nation of the production scale. They identify four conceptual criteria determin-
ing the production scale of an autonomous locality in metropolitan areas;
Control, Efficiency, Political Representation and Local Self-Determination.
According to Polycentrists, the various considerations and decisions involved in
the process of incorporation of a municipality determines its production scale of
the bundle of local public goods. Therefore, to polycentrists, determining the
scale of production of municipal type public services is deciding and implement-
ing production capacity for a local government realized through an autonomous
poltical process. To them, question of scale is nothing but internal question of
constituting autonomous local polities rather than question of production of
services imposed externally by market type mechanism on local governments op-
erating in a fragmented metropolitan region.

It seems not easy to utilize the concept of optimality drawn from Tiebout's
market solution for a proper understanding of the polycentrists' assumption of
scale of administrative capacity, that is simply non-economic. Tiebout and the
polycentrists do share the object of their theoretical inquiries, metropolitan or-
ganization of local administration. But they provide for us with the two different
paths of reasoning on a particular governmental institution in terms of how to

determine an optimal level of production of public services.
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V. Conclusion; Conceiving Theoretical Conflation

According to the previous notes, that conflational work does require both ex-
ternal justification and belief based on it, can be an epistemic norm of a certain
kind.30) I tried to ask a question whether various theoretical constructions of
public good can be a useful reference for permitting Wilson's difficult comment
on the relationship between the constitutional and the administrative functions
of government. At that time of late 19th century, the administration was not an
independent field of inquiry, yet. Wilson's "The Study of Administration" was not
only providing with a new vision for governing, but also founding a ground on
which today's scholarly debates on politics-administration dichotomy.37)

This traditional topic in the study of Public Administration deserves to be ap-
proached by various viewpoints with different angles for a deeper understanding
of it. A fundamental postulate of the dichotomy was a demarcation between the
constitutional and the administrative proposed by Wilson in 1887. As shown in
the first section of this paper, the demarcation was reconsidered as a kind of
conflation, still maintaining a live delineation of the two concepts within it. His
own understanding of the relationship between the two became an abstruse one
because of a conflational scheme of the two areas of governing. In spite of a
clear division of the two concepts made by his foundational effort, Wilson tried
to ground administration onto constitution without any plausible explanations.
Conflation based grounding was caused by an epistemic imperative, I assumed in
this exegetical note. And, for an explanation of my assumption, I referred to
looking at developmental process of public good concept. Answering to the
question, whether this particular reference is helpful or not, requires systematic
analyses of significantly difficult materials as primary sources.

Despite of abundant publications on Tiebout, an issue of external justification

inherent in his seminal work has never been carefully examined taking its con-

36) For a concept of epistemic norm, refer to Pollock, John, 1987, "Epistemic Norms,"
Synthese, vol. 71, no. 1, pp. 61-95.

37) For more recent efforts on the subject, see, Public Administration Review, 2008, vol. 68,
no. 1. Several authors are concentrating on the subject within this issue of PAR.
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stitutional character seriously. It must be considered more deeply that he tries
to improve Samuelson's conflational attempt by adding up a kind of constitu-
tional ground in a way that Wilson does for public administration in "The Study."
Tiebout's grounding job seems to be a prerequisite for Samuelson's conflation to
be a more complete theorizing. If Samuelson needed to deal with something
which belongs to the public realm (public good in his case), he should have
looked after an external justification element within his conflational framework.
Tiebout did this job, and still does through the works of the students of public
administration.

Ostrom, Tiebout and Warren's polycentric theorizing carefully reconceptu-
alizes of Tiebout's external justification by making social institutions themselves
private entities. They improved tremendously Tiebout's improvement of
Samuelson's initiation. Therefore, it seems pretty much so that the three schol-
ar's theoretical collaboration is pertinent to some important contribution to
Samuelson's original initiative to the extent that they resolves some problems in
Tiebout's undertaking. Focusing attention only on Tiebout, as we did for some
period of time, might excessively limit a range of our understanding of the na-
ture of his influence on wider scholarly communities. In order to alleviate this
specific problem, the note suggests that contextualization of the three primary
sources, Samuelson's, Tiebout's, and Ostrom, Tiebout and Warren's works can be
helpful if executed in detail. Conflational job may be criticized according to dif-
ferent reasons, but misconceiving the structure embedded in conflational works
might lead us into misunderstanding true meanings of intellectual contributions
made by relevant scholars. 1 think that this kind of work can be one of the good

responses to Wilson's relevant consideration below:38)

To discover the best principle for the distribution of authority is of greater
importance, possibly, under a democratic system, where officials serve many
masters, than under others where they serve but a few. All sovereigns are
suspicious of their servants, and the sovereign people is no exception to the
rule; but how is its suspicion to be allayed by knowledge? (author's emphasis).

38) Wilson, op. cit., p. 213.
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A reliable future of production of knowledge in terms of its orientation to-
wards proper distribution of public power must be based on understanding of
organizational scheme of metropolitan regions. There is no doubt that mean-
ingful foundation for such a consideration has been laid by selected economists
as shown above. More heated debates and subsequent inquiry on the nature of
contemporary urban areas seem to be needed in order to make such theoretical
undertakings useful for meeting the formidable future challenges our great cities

might inevitably confront with.39)
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Complementing these limitations, following the relationship consciousness of this study, “If a study on
the real estate asset management service system is conducted, it is expected that more meaningful
research results can be obtained.

Key words : Real estate, asset management, relationship consciousness, importance, satisfaction.
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A, Apike] A 3
2lo] tisle] BAjstelch. Eat, U1 Ak AUThES £ 4 Y ol A
2qul20] WA ofoltlolg 7] gt B ATHIA 3

chid, xefolsl WY 1
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shwsly] Siet gere
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17) s, “melo|didls] v o] Kgik 2pake] 8o Tt A7, A =R, Fodisty st
9, 2017, p.5.

18) &A1 - Ao, “FgAt ZpakdE] AB|A7E AIRIC] WEEE W AJA|OF o]of u]X|&= JF BA7,
rZAsH,, A58 A4S 54 A38s, s=FA%ESH] 2017, pp.175~188.

19) A%, 23 melojdl v IAS 5t TAuHAY, A A E A7H Aox ko] 128 &
A" TeFrEd =5k, A|19¢8 A4T, FEEEEI=ED] 2019, pp.63~78.
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S}, ole} o] xejolyl Wy MRV F2 FEABI TR A4 4] e B
Ao} BARY T30l The ATACA B A7 o]yl W7 1A0) WA} B
ABA 750 FFL A B4 A Aulso] 24 FoLT ANEI 14 A%
29l WA Wekg AXISlel 71E Aot pBAS Tk EY 2 A7 o2 Bl 34
8] WS BEAL AOlA 2871 2AY B FA0] Jofst] 915 FEA A
2] AfElse] 1 Aol Hhstel Aotekaat gk,
. A+ 24
1. g7 &9l

2 a7 HMele A ARM welek 3714 je, 292 WA e 2 S e
H ol FAA R AuEY Tt Ptk
. AT AITH QIR A, HERAR] 7172 20209 249 5YRE 29 2697H] °F
=

A, A70] WA Mk xejulo] 9 mejolyl W Ale 1] ATAEA

S, REAL FA BA, BEA A Auls PAA o TR & otk 4Ex

B AT ATABEAS B4 MelolA] AR} iAol metold W7 1A Q)
TABIEANS SHS ZANAT, TEN T2 B4 Ml FEA EA0) Y B4
A 9, SR U ANEA 5 ARl B B 4 2ASIET. B3 S5

| 99 =, WA AR AL, BEA AR WS A
&, HBA ol G A - B A, S oI - o A, SR T A S
S5} S5A Ak Aulact el mejolyl W7 149 942 slefslgitt. Ea B
A WSl BAE, BABY, ZAS B HEAL AT A¥l2r} Zejol
7) IR F8717l The WA o] vAE G velsloic ARGTe] B WAL



T2t0[sl W uzo] B4t XpiEe] oA HAE 3 HAFE FSEA

Y= A8, o4 Wl FOE W ol oAmriel FRE U UEE Wk 54 27

HEXAH H2 HEXA 93 3=+ B
Q1AL A QITFASEASH A4 6 Y= A
HeAt A% 5 = A
Bt 243 294 5 & A
HeAt B2 B4 BEAL EAbAe 6 & A
R EAAREA 5 o4l Bt
A 21 -
HEA JE AHA 10 8% WER
FEAt Al - HE AHA 10 S8, L
B AR HgAt o8- A - B AH|A 10 9% WEL
S I L= L] BN 10 Tk, UEE
HgAt g Auja 10 AL, UEE
A 50 -
A= 3 o4 57}
AA 4 HAEE o4 Bt
A 6 -
A 83 -

Off
=

metoldl Wiz WAO] ‘Bait BxF EA, FeAb A AE[A, Ao #
AT BHS 5t Eaigoz A HIEEXN(Frequency Analysis), AFE EA
(Reliability Analysis), 71&%4 ¥4(Descriptive Statistics Analysis), o2 T A%
(Paired T-test), IPA(Importance Performance Analysis), tFa-A18 3|4 (Multi-line-
ar Regression Analysis)2 AAI5}T)

2 A RAFNIAR] Zetolul Wiz 1 Z9] QI - ARSI EAISH 4L mfotstr] 919
HERAS AAstalon AERAb Helo] e /3 d & it A= 74

o
T8 B
(Reliability Analysis)& &3l Cronbach's a2l A4 HAES AHAste] ZAMET AFAES

1z
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gelstlet. T3 HEeAb B EAY 2AREER B4E 98] RlEEA(Frequency
Analysis), 7|%& - BAE4(Descriptive Statistics Analysis)j= AAIste] Zatolsl 7] 11
0] ZAQHAQ] Fait A A melsiqitt. FaAl AR AR|A o 2AREYT BAS
et 7 E FEO| ot F8Let Lo Wigt 7&EA 24, deEE T HA
(Paired T-test), IPA(Importance Performance Analysis)& AAJoto] ZetolHl #17] 11
9] oJAlS B AHA S8E7t w2 HeAl AR AHIA {3 2 RS EE519
o E3F S8Vl oot WA 1 RsAh AL ARIAY] /Y H 9% TAE Tt
otsl7] ol traAF 3] AEA(Multi-linear Regression Analysis)& A -+
o] ASEHE BF ForE 5%0llA AFst3eH, SAAE= SPSS WIN 25.0 =3
= AREsto] EAI513IT

V. €3 &4

1. ZMCIRI] 917 - MBISHE S

g 542 504 ol 604 EIRF (187, 42.9%), ‘40A] o4 50A] HRF (1097,
25.0%)°] =2 H&=E UEthth E3 s oie £9°(2739%, 62.6%), AP FA
(1627, 37.2%), ‘A, ARG (1499, 34.2%) 2 YEREOon EAp4RS: ‘109 o4} 159
HIRF (2647, 60.6%), ‘159 o4 209 mIRF(116%, 26.6%), A A F2 ‘AZAI'(2197,
50.2%), ‘HF, AE (1079, 24.5%)°] A4 AERAL A F w2 vIEE ettt 74
Q1 E4ATR= (E 2)9F L

| REAL AN AEl pAel) o] ARE

ronbach’s



T2t0[sl W uzo] B4t XpiEe] oA HAE 3 HAFE FSEA

H 2) ZAHIRIC] 91 - ARIS A S

He | HIg o g | Hig

v ® | o v @ | o

e L 319 | 73.2 49 54 26 6.0
o 117 | 26.8 HYFE(7= 34 7.8

3041 ol 404 wgE | 84 | 193 109 oA 159 |gt | 264 | 60.6

ot 404 ol 50A] =gt | 109 | 25.0 159 ol 209 mlgk | 116 | 26.6
S | S50M o1&k GOM wRk | 187 | 42.9 | EAAE | 209 o)A 2591 gt | 25 5.7
GOAl ©14F 7041 wgt | 56 | 128 259 ol 309 wgk | 13 3.0
158w £ 12 2.8 309 ol 18 4.1

o st &9 273 | 62.6 HEA 219 | 50.2
o ofshe Ast 63 | 144 . oA - 24 46 | 106
oot <) 88 | 202 ;};; g+ 3% 107 | 245

SAH 162 | 37.2 Fab- A 24 5.5

A A, A9 149 | 34.2 AACAE7N) 40 9.2
A 65 | 149 3 436 | 100.0

Ol

& A7 A FA 5 MY 5 3, HeA ARRE] ARl i e 5070
A2l 89 671 FBol et A=w AFS 9is) HEEAE 083 Cronbach's ¢ A
= A=3)

A5sHt. 42T, AR AFEE ‘HBAF B2 EA 0.708, ‘54 AR A
9] 8% 0.932, =k 0.967, TAICIA 0.877= YUERGOH, (& 3)3} T

&

W

>

(B 3) 2224 /Y € M= HS 2

- oy A A s A
3Q5/9 Blesr

Hert B4 B4 R EAE 54 0.708 - 5
B AR AHA 0.712 0.832 10
FEAE AR - HE AHIA 0.846 0.895 10
Bea) gabgke] | R4 ol S - BAF AE|IA 0.800 0.862 10
AHl2 BEat uje] - vl AH[A 0.832 0.907 10
e R LI ES 0.871 0.932 10
AA 73 0.932 0.967 50
e (S 0.892 - 3
A4 #AEA 0.844 - 3
A 9 0.877 - 6

* A4 AZE A$:Cronbach's
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3. m2jo|s! WY nzo| aFEM EX} £

mejolyl wi7] 19| KAt B EAo] thet BAAT, Hait B2 A /39 A4
Q- FH FTH (1569, 35.8%), WHF (1029, 23.5%), ‘A¥ 5HF' (927, 21.0%), H
A BN 8 9 f30Ae EEAS (3551, 81.5%)°] 7MY =2 HIEE YERL
oh EeAi B4 AT {PoMs 9 ZAMAY M A -A42l'(3017,
69.1%), ‘A9E EAHEF Y ‘S vlF (3019, 69.1%), Fait FFE FAHEF
o] ‘FAL HF (285, 65.4%), ‘5 FEE FAAE Y =AY HFEH (3617,
82.7%), ‘A9 thAS} M o] Ak thHs} FA (2587, 59.3%), FsAt §3E thHg}
AZF o] ‘HF FAF (2261, 51.9%) FEC] w2 HEZ YENIT

mefolyl Wiz 19| ‘RFA BAAY HA o] gt Bt B4 AR 23 HA 3
T 3.272 YEpgTh AlE FEEE AmEE ReA B8 B ¥ E(4.13),
Ah BAE B3 WiuiRbel (3.90), FsAt FARE B9 A4 (3.63) o] AA| Bt o
Ao Uittt FAAQ BEI= (4G 53 At

(H 4y TR0 4iZ) THo| BEM £X} EX BMZI-
n : 436
[ = () HIZ(%)
HeE 102 23.5
oHy F13 156 35.8
o5 z23 92 21.0
Al E EX ySkel
et FAEE e 75 17.3
37 543 11 25
3t 436 100.0
ITAE 355 815
FEHILE 16 3.7
i REA AAILE 38 8.6
HOQ_EXZUZQOJ@ T
T S S | HaZol A5 16 37
718 A% 11 2.5
3 436 100.0
_ 19E-149 135 30.9
o-50] A ek i
B A Al A%l 301 69.1
lﬂ%ﬂ_ Py = =
sxhe | A9 sag TR NE B o 2.
BIA HlF G 135 30.9
e 99y B A% vz 2 285 65.4




HIE(%)

n: 436

34.6
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17.3
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51.9
48.1
100.0
0.959
1.246
0.962
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1.127
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gog AE 3w E uolsly] Y8 GAP 42 AAEIHNOeH GAP ¥AZAT= 0.712
et FaAl Zpite] Au °°é té Qo= Haih iy - mie AHIA(3.74),

A o8 - T - TR} AHIA(3.70), JE ABIA(3.66), FEA AﬂT HE Htﬂ
2(3.62), ‘FEA ] AElA (3.61)4 02 7 vehgth ES IEEE HEA AR

A2, R o]] - v AHlA (2 2.98), Fsit Al - HE AR (2.95), st ol
& T B AEA(2.93), FeAt B AR (2.92)9 o= A UETE GAP &
A, Bsit olg - A - B AHIA(0.77), FEA wi}] - vl AHIA(0.76)7F A
Yt oMo Uehgton Hait B AH|2(0.69), FEAt FE AH|I2(0.68), Tt
Al - HE AR (0.67) AR Hat veEe® WERdT
FEAE AR AR 1 GAP Bk 235ks A9 31 35S AEdE o
I gy Feih E AEA g0 SU Feit A B 2 A" 24 AH|
£'(1.06), ‘A9 L F-eit AA FE AH2A(0.93), Feit 2HFE, 7 S) AR
AH|2'(0.86), F-EAE Al - HE AHIA FRoIME HeA WY - miE Al - HE Y
AHI2'(0.88), T4t Al FAF £A B HE AZ AHI2(0.80), FEAE dHlas %
FI7IZAA g AHI2(0.77) 3501 siF 1382 GAP Batoll vlsh &A1 Uehdth E:t
A JA7HA, *°‘7W HE A A

HEAE o1 - AN - B AL RRoME HE

£(1.07), FEit FAAE ARIAEAL - A5 - HE %) A (0.84), A= - AL A
BEAF A AEA(0.83), HEA Tl - HiE AHIA G0l ) At A9 - 2 -
A - A B AHIA(0.90), FEA WY - Wik = A R 4 AHIA(0.89),

A AAAZ] v - ol e g AT AR (0.86), FHsAE ] AJHIA [fEol= ‘%‘1‘41

BEAL A 2AF L BIA AIA0.86), HEAL Be] FET Yo L WE AR Ay
2(0.78), “AHte] $AH STNE S W) - AN AR (0.72) 59 32 A et
ok A BRI (E 63 2o

(B 6) Z2f0[8! WiZ 17Ho| BFih K| Mu|A SQF F TR 2AZAL

n : 436
F2&(A) Q=L (B)

ey | o a2 e BZ | on
3 hiche iz A iz (A-B)

- 1 |3 B84 A 53 9 A 24 AfHlA 4.23 10.826| 3.17 [0.755| 1.06

A

TEE 2[4 2ad w4 AR Al 415 (0792 322 0880 0.93
AR | 3 oy Bl wE B4 AR AlA 3.84 [0.798| 3.00 |0.791| 0.84
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Talo|Yl W DO REA XpAHE| O

[Adt ZAE 3 EA|

20| ey

e =

O

=0 o=

o o e 3£(i)x JﬂE(:B[)x -
e BE | oy | B2 | gy | AP

4 | B4 TR AR AH i AR AHA 3.89 |0.894 | 3.02 [0.894| 0.86

5 o9 BEA A B L AT BA A 3.10 [ 1.091| 2.72 |0.810| 0.38

6 |39 &4 T2 AE 9 A AR 2.96 | 1.018| 2.81 [0.853| 0.15

7 | HE - ASTE AR 9 i, T A AHA 3.06 |1.176| 2.74 |0.848 | 0.32

8 | FEA BYHEFY, A7 5) BE AuHA 4.04 10.843 | 3.17 {0.919| 0.86

9 | HEA HE, THSRASE AR 9 A AHlA 3.52 10.976| 2.95 [0.907 | 0.57

10 | FaA Ao, o AE o A 749 AHA 3.77 10.926 | 2.96 |0.858| 0.80

Wt 3.66 |0.446 | 2.98 [0.171| 0.68

1 |54 A - oA AR 4 A Aua 3.88 [1.077| 3.12 |0.872| 0.75

2 [ 5EAuY  HE AR - HE AT AEA 4.04 [0.968 | 3.16 |0.782| 0.88

3 | 5EAL AHAS 9 BIIRA A AEA 3.80 |0.914| 3.04 |0.843| 0.77

wEg 4 | FBAE A 3 24 B HE AR AHIA 3.72 10.898| 2.85 |0.792| 0.86
A |5 | FEA AlE B AR - HE A A 3.47 |0.882 2.96 |0.843| 0.51
HE | 6 | YU SA B AR HE AR AEA 3.27 10.895| 2.75 [0.799| 0.52
Al 7 | AT ARAY] ARSIS B A AfEA 2.98 |0.987 | 2.64 |0.841| 0.33
8 | FaAt A B AR HE 14 ws E ARG | 3.67 |0.851 | 2.95 |0.805| 0.72

9 | Ut At 2973H WA AT A AHA 3.67 |0.837| 3.00 |0.822| 0.67

10 | F-&AE Ao, o #2A AR - HE A" ARl 3.73 | 1.025| 2.99 [0.766| 0.74

Wt 3.62 {0.293 | 2.95 |0.151| 0.67

1 | R34 IAZEA], o7k A5 AP Aula 4.15 [0.776 | 3.07 |0.803| 1.07

2 | &F B MEEIEER) - 35 - A5 AR AHA ] 3.69 |0.875 2.99 |0.750| 0.70

3 | FEAL BRI AEIAER - AR - HE 5) A" | 3.79 [0.802] 2.95 |0.789| 0.84

neg 4 | A% - AN A S AR AEA 3.81 10.853| 2.99 |0.766| 0.83
ol . | 5 |FAB FEAt $a 2TH B4 AP AulA 3.72 |0.794 | 2.98 [0.707 | 0.74
M- | 6 | uAY e AEEA A AHlA 3.35 |0.854 | 2.67 |0.806| 0.68
;;TL 7 |[2ased ga AEEA A A 337 [0.749] 2.75 [0.716] 0.62
8 |A7HIZH, Hvf, ofE ) HEEA A AHlA | 3,54 10.936 | 2.85 [0.882| 0.69

9 | EA T AR A AuA 3.65 |1.027| 2.91 |0.883| 0.74

10 | F-EAE AR (PARA) 8" 3.95 [0.850| 3.17 |1.022| 0.78

ot 3.70 [0.234| 2.93 |0.140| 0.77

By | 1| ve S A 2 R AEs 3.88 |0.781 | 2.99 |0.887 | 0.89
T | 2| me wse A9 2342 =4 29 x| 304 0842|304 |0887| 090
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" ) EQT(A) UET(B) -
8 | 5 8= g= o=
e BE | oy | B2 | gy | AP
3 |54 Y AeAE X B 8 A AHA | 3.77 |0.855 2.99 |0.887 | 0.78
4 | 5S4 i) - ol E7 2 571 TS AElA 3.72 |0.746 | 3.04 |0.782| 0.68
5 [ FEA iy - i Aok o HelEA AfHlA 3.73 |0.806 | 3.02 [0.866| 0.70
6 | FEA AgA7] WY - o e 9 g AEIA | 3.78 10.791| 2.91 [0.925] 0.86
AblA |7 | FEAR Al - ZHE B3 i - wie AP AElA | 3.65 |0.809 | 2.94 | 0.842| 0.72
8 | FAE B4t vied - vl AP AulA 3.69 |0.846| 3.06 |0.885| 0.63
9 | S B4 vie] - wi= AP AElA 3.69 0.801| 2.93 |0.803 | 0.77
10 | EA] 54t oY - o= A ARjA 3.57 10.865| 2.89 |0.742| 0.68
Wt 3.74 10.101 | 2.98 [0.057| 0.76
1| 9 254t A 2AF 9 HUA AEA 3.79 10.802 | 2.93 [0.919| 0.86
2 | 5S4 T SR R € HE AR AHA 3.79 |0.817| 3.01 [0.915| 0.78
3 | REA A4 A g0l it 24 74" 3.56 |0.806 | 2.93 |0.787| 0.63
4 | A PR SHE 3w - A9 AHlA | 353 10.823 | 2.81 [0.808 0.72
megp | 5| AHR A - Aiw - HEjH] S8 AElA 3.64 |0.841| 2.99 |0.887| 0.65
T | 6 | R4 A &9 AY BE AEA 3.69 |1.008| 3.01 |0.859| 0.68
A7 To wgate] 291 9 X% pel o) Auls 3.64 |0.763 | 2.94 [0.812] 0.70
8 | A HEAL £AAY - ik WA AT AHlA | 3.56 10.837 | 2.90 |0.860| 0.65
9 |HE UY 297 T FE L AE AHA 3.30 [0.980 | 2.79 |0.862| 0.51
10 | a4 o B 3 e v4 ws 9 Ay | 3.60 [0.785 ] 2.90 |0.846| 0.70
Hat 3.61 |0.136| 2.92 [0.071| 0.69
HA Bt 3.67 |0.049| 2.95 |0.024| 0.71

el Bl F Fatt o FRE AT o8, THE, FA T Au|Ae v}, i A
off tish Aizez F85H J4fshke Aoz Uepdth E3t F-ait A 0] it 5
T AY, AA, BE EE T84 AAle k= =
A2, FEAE QA 9 of7pRof dieh A B AR AL, A 24 H FeAt v, o
T, Aol o] S At ARG AP H HIAM AElA B ] AEIAE dHEeR 25

A ojyshe Aow Upepg

- 128 -



T2t0[sl W uzo] B4t XpiEe] oA HAE 3 HAFE FSEA

HeHE T HZS Bl Foit Akkte] AH|A o] tigh S8%wet Tk [ou|gh
b AR AEIAT 57 {89 ti8A ks 0.71, FaAt AE AfH]
A {3 107 FEY A= 0.68, ‘Fa4t AR - HE UL /9 1070 359 o84t

ol-g - /- B2} AuA 99 1071 FEQ] A= 0.77, FsAt WY
ol AR 89 1070 =] tSA= 0.76, HBA T M)A 99 107 =9 o
SR 0.692 UET ES FaAb ARk AL {30 gt 3820} TS A4S
19 BAA 5949 AuE A}, ‘ReAh A AL AA 59(:=33.809, p.01),
BEA FE AHA §Y(:=7.070, p<01), FEA AR - HE AL 53(:=12.388,
p<.01), ‘F&4t o - 7Y - BAF AHIAT 53(t=19.195, p.01), F-sAF wlQ] - mi AfH]
A §B(=25.046, p<.01), ‘FaA4t He] AElA {3 (=23.223, p.ODE Ueht £ A+
oA RARE HAIRE BSAF AiRE] AEIAT 539 SR TS} RISE AJol= BAKCE §
oujgt Aog WAE Q). & A= o|Ht RAMETE 7|Whe g ‘HEAl ApilE] AH|A
9] §3 4 o T F8E9} TEEO] HlwEAS B AFA W]l Ak 9%t IPA
2ANE =E5taAt gtk AR 2o (® 7>

rr
(@]
(@)
~J
i
o
2

n : 436
CHSRE
s e N RIS T Al .
= NI E—f “jgﬂ"* Mzt z
stat | At

FEA AR AEIA §9 | 5 | 071 | 0.047 | 0.021 | 0.655 | 0.773 | 33.809 | 4| 0.000
BEAb AE Au|a 10 | 0.68 | 0.303 | 0.096 | 0.461 | 0.895 | 7.070 | 9| 0.000
Bea A - W8 AulA | 10 | 0.67 | 0.172 | 0.054 | 0.551 | 0.797 | 12.388 | 9| 0.000
Bzabolg - Afdh - B} AulA | 10 | 0.77 | 0.127 | 0.040 | 0.678 | 0.860 | 19.195 | 9| 0.000
B o] - wi= ME]A | 10 | 0.76 | 0.096 | 0.030 |0.692 | 0.829 | 25.046 | 9| 0.000
AU I LI ES 10 | 0.69 | 0.094 | 0.030 | 0.622 | 0.756 | 23.223 | 9| 0.000
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3) IPA Y HF

st ARE] Aua o] 79 Bl ol ek A S8=E EEV] A3 T4k
=S| FUHAEE ARt & AFolA Yuiste S8%w T AT it
A Aus Als 3 Zetolsl v aizlo] oiehs 587 AT ARlL AlE
A = AE B7k] ARt Aol e WEEE FA S87180IA AlEtks et
ApebE] Au|2of gisf meto]yl Wi do] RSk HEE 1] et Akold. o]
2gt A g 7|HEe g IPAE Aot 5 T2 FaAt A AW~ E s A
Hog F2%7t w2 S4E EESIAH: oI {5l IPAS] 2471%0] Tt IAREH(RIS+
(=St A

AN Ak Apabe] Aulsol e @A) A9 f4 W dof, 24kEw
WP BEAk Aakre] Au|zo] thet @A) A9o] A3l A 2

o SHEDE WA Apikgte] AHlio] e AR AU $HES 24 A, 4
@Y AP B4 Ak A

4N,

[
=
i
hu}
HL
-
of
18
(O8]
>
> Az
53
=

Sl F
of tigt dAf A|Ye] =4 FH' o0F [PA &

e

[
1,
filo

4) T2{0|] W 7Mo| BEAE XHikH2| AMH|A IPA

—

r
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Analysis of the utilization of online and mobile
advertising and untact marketing in the change of
apartment sales environment
Kwon, So Hyeok - Lee, Bog Ja - Kim, Haeng Jo
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V. 22
ABSTRACT

The purpose of this study was to analyze the utilization of untact marketing in the changing
environment of apartment sales. First, AHP analysis was performed by dividing into offline advertisement,
online / mobile advertisement, and face-to-face counseling and non-face-to-face consultation to confirm
the relative marketing utilization of each method. Next, cost-effectiveness analysis was conducted to
identify the causes of differences in marketing utilization. Lastly, we analyzed the changes in the
utilization of marketing methods by period, divided into periods before and after the epidemic, and
periods after the end. As a result of analysis, the utilization of the un-tact marketing method has rapidly
increased due to the Corona 19 Pandemic, but it is expected that the utilization will be similar to the
current level even after the Pandemic situation is over. Therefore, efforts to develop and activate a
variety of untact marketing methods are needed. It is necessary to introduce a real estate electronic
contract system to the apartment sales contract and computerize it.

Keywords : apartment sales, untact marketing, marketing usability, AHP analysis, Corona 19 Pandemic
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Proper Electricity Contract for Efficient Management of

Apartment
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ABSTRACT

It is important to manage apartment efficiently. management fee is increasing with more shared
facilities in apartment. Most residents are interested in maintenance and usage coasts. But, they don't
know well about process of calculating the costs, especially, electricity rate.

The purpose of this study is to examine the proper electricity contract for efficient management of
apartment. To demonstrate the difference in usage fee among three types of contract, named ho-byeol,
jong-hap, dan-il, by the shared facilities part ratio among total electric power usage. This study also
analyze the maintenance cost to be supplied with high-voltage electric power.

The main results of the scenario analysis are as follows. First, jong-hap contract is more advantageous
than dan-il contract when shared part electricity used more than 35%.

Second, the maintenance cost of high-voltage facilities is about 88 thousand won per household within
an year.

Kepco should inform residents of the three types of electricity contract. Also users should be informed
that residents maintain their own high-voltage electricity facilities.

Keywords : Multi-family housing, Electricity usage contract, facility maintenance fee
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ABSTRACT

The purpose of this study is to study do research on the changes in the real estate market using P2P
loan financing. Peer-to-peer lending (P2P lending) is a loan service that directly connects debtors and
creditors through online service. Companies that, make P2P loans have the advantage of reducing
overhead and operating costs compared, to traditional financial institutions, while providing online loan
services. As a result, creditors can make, higher returns than investing in banks or depositing their
accounts, and debtors can borrow at lower interest rates. However, some companies have been found to
have engaged in unhealthy activities such as, selling bad products under the bait of high profits or false
products or using their investments to prevent them from returning. Their business behavior is to
compensate investors, for losses or give rewards, when investing.

Therefore, example, companies that attract by saying, 'Give high-value gift certificates to new
investors' should be, wary of selling bad products. purpose of this paper is to identify the problems of
these P2P loans and to compare,, and analyze them with P2P loans in Korea by examining, the
regulations and systems of P2P loans in various countries abroad to derive better improvement measures.

Keywords : P2P finance, Mortgage Loans, Crowdfunding, Online Services, Platform.
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I. Introduction

Recently, more or less unique methods of investment techniques have been
frequently mentioned. People each have their own ways, of investing. Some peo-
ple may save a large sum of money, on installment savings, but in this era of low
interest rates, it is hard to say that they use installment savings for, profit.
Therefore, many people are making, money little by little with stock investments
and virtual currency investments that were once so booming as, to be called

syndrome.
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Among the investments that in vogue, these days, are P2P investments or P2P
loans. Among the trendy investments, are P2P investments or P2P loans. Investors
in these P2P loans can yield higher returns than investing in banks. In addition,
debtors are considered to be a financial service, that fits, the trend of the times
in that they can borrow even if their credit is low. However, this P2P investment
is at risk, causing various, accidents of investors.l)

P2P investments are carried out only online. Therefore, it is theoretically pos-
sible to see higher returns, because it does not cost labor or operating expenses
compared to banks. It depends on the product, but on average it is set, at
around 10%.

In the case of P2P investment leading to fraud, most of them learned about
P2P investment through acquaintances, and lost, all of their money by investing
in new companies without, knowing it. In fact, in some cases, P2P lenders were
greedy because many P2P investors said they, were more stable than stocks, but
failed to get any of their investments back.

The nation has legal implications, for P2P financing, given similar circum-
stances or lack of legal framework. It is necessary to establish a discipline system
to protect users and attract development, in a sound, direction. Users are aware
that they use financial services such as loans and investments, but it is difficult
to receive protection from, the general financial sector due to a lack of legal
system.

There seems to be no reason not to do so if it is a return of around 10% of
investment. But as with any,, financial technology, the risks are inseparable.
Unless it is a bank deposit, there is no such thing as an investment, check that
guarantees 100 percent of the principal. Especially for P2P investments and P2P
loans, the nature of the risks is somewhat different,, from conventional financial
technology.

In this paper, we would like to conduct, a study on the problems of P2P loans and

the improvement measures accordingly, focusing on the basis, of overseas cases.

1) Kim Hak-gun, Park Kwang-woo, “A Study on the Determinants of the Characteristics of
Online Peer-to-Peer Lending,” "Journal of the Korean Management Science Society,, Vol.
38 No. 4, Korea Management Science Association, 2013.

- 179 -



RETBESEES £38%5 F29H(BS 5565

II. Overview and type of p2p loan

1. Overview of p2p loan

Before looking at the various accidents, related to P2P investment, it is neces-
sary to first get an overview of P2P investment. In short, these investments are
services that connect individual, investors and loan applicants, and stakeholders
are individual investors, loan applicants, and P2P platforms. Investment and
loans are made in an online environment without, a separate branch, and the
system lends the amount collected, from investors to those who need, money.
Therefore, it is called P2P investment from the perspective, of individual invest-
ors and P2P loan from the perspective of loan applicants.

Because the nature, of the platform's operations is lower than that of tradi-
tional lending institutions, lower interest rates are available, to borrowers, better
returns to investors, and credit screening, using, big data and unstructured data
that are generally not used by traditional lending agencies as, they operate by
companies based on IT technology.?

In a structure in which such a lending platform plays all the roles of due dili-
gence, credit, information verification, and examination, loan management and
collection, as well as information brokerage, and in which investors cannot take
direct action against borrowers, the risk of loan insolvency, is a structure held by

all investors.

2. Type of P2P loan

Types of P2P loans include Conduit platform, Pricing platform, and
Discretionary platform. The first is the Conduit platform, which is a structure, in
which the borrower and the P2P company directly, consults with the borrower to

determine the borrowing, conditions, such as interest rates, when the P2P com-

2) Sung Hee Hwal, “ A Study on the Introduction of FSCMA Regulatory Framework to ‘P2P
Lending Type Crowdfunding’, , "Corporate Law Research,, Volume 30, Volume 4, the
Korean Association of Business Laws, 2016.
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pany switches the borrower's information on the platform after due, diligence
and credit information review.

The second is a P2P structure in which P2P companies set, borrowing con-
ditions, such as interest rates, and investors decide whether to invest, or not by
considering specified borrowing conditions, although they are similar to the
Conduit platform.

The third is the Discretionary platform. This is a structure, in which P2P
companies set borrowing conditions, such as interest rates, present target re-
turns, on loan portfolios, and automatically, allocate, investors' investments to
portfolios similar to those set by investors, in accordance with the risk, accept-

ance criteria set by the investors.

II. Structure and System of Overseas P2P Loan

1. Structure of overseas p2p loan

P2P loans refer to the form in which investors provide loans directly to bor-
rowers through online platforms without going, through, traditional financial in-
termediaries such as banks. Overseas P2P loan markets in the Americas, Europe
and Asia-Pacific (including China) were $232.2 billion as of 2016, a 24-fold ex-
pansion from 2013.

Recently, countries in the Asia-Pacific region are showing, high growth based
on high growth in Indonesia, Singapore, New Zealand, and South Korea as well
as China.?)

By country, China accounts for 87 percent of the total P2P loan market size
analyzed with $200 billion, followed by the United States ,with 10 percent ($23.4
billion) and Britain with 2 percent ($47 billion).

3) Of the total Alternative Finance market surveyed by Cambridge Centre for Alternative
Finance, P2P loans accounted for an absolute majority of 80.3% as of 2016 (Alternative
Finance, in addition to P2P loans, includes securities and donation crowdfunding, online
equity investments and loans, and online language discount platforms).
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2. Scale and system of overseas p2p loan

Consumer Lending accounted for 69.1% of the total P2P loan market, while
Business

Lending accounts for 26.6% and Property Lending (Real Estate) of 4.3%, with
significant differences in the proportion of P2P loan types (compared to 15
countries with large market sizes).9

New Zealand (92%) and the United States (90%) have a relatively, high pro-
portion of Consumer Lending, while Chile (100%) and the Netherlands (100%)
have a relatively high proportion of Business Lending. In addition, Denmark (87
percent) and Korea (73 percent) have a relatively high proportion of Property

Lending.

1) United Kingdom

The loan structure is a loan contract between, the borrower and the investor,
in which the borrower and the investor directly enter, into a loan contract. P2P
companies (platforms) play the roles of brokerage, repayment management, ex-
ercise of rights, checking and providing, credit, information between borrowers
and investors.

According to the Loan Losses of Major P2P Companies, business loans by
company between 2013 and 2014 are provided. About 3 to 4 percent, of the total
and 2 to 3 percent of personal loans. During the same period, the insolvency,
rate was 0.1 to 0.2 percent for banks, and NPLs for specialist lenders and savings
banks were 1 to 3 percent.

It varies from P2P company to P2P company, but the expected loss, rate is
approximately 0.1 to 3.6%, and the expected return rate of the investor is
expected.

It is heard that Samsung Electronics is expecting, about 4.0% to 10.8%. The

average maturity of a loan also varies, from company to company, with the aver-

4) https://www.jbs.cam.ac.uk/faculty-research/centres/alternative-finance/Cambridge
Centre for Alternative Finance
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age maturity of a company ranging from 1.5 months to 78 months. The presence
and absence, of collateral varies depending, on loan business behavior, with ap-

proval rates reportedly averaging 10-15 percent.

2) United States

The loan structure is a securities issuance, method, based on loan receivables,
in which the P2P company arranges a match between the borrower and the in-
vestor, then the borrower borrows through, the P2P company's partner bank,
and the P2P company purchases the loan bond from the funding bank and issues
the securities based on it.

According to data from leading P2P companies Lending Club and Proffer, al-
though they vary depending on the timing, of the loan, they are known to carry
out loans at an average rate of more than 10 percent with the aim, of losing 6
to 7 percent.

In the case of loans that went out between 2013 and 2015, the default rate is
estimated to be around 10 percent, and a certain portion of the amortized,
bonds are collected and the loan is estimated to be aimed at a loss of 6 to 7
percent.

With the exception of additional costs, such as a fee of around 1%, the me-
dian yield of the Lending Club is generally found to be around 4% and the aver-

age, maturity of the Lending Club loan is known to be above 2 years.

3) Japan

The loan structure is a loan structure, in which the P2P company is loaned as
a loan shark, and the financial resources are financed by receiving investment
from investors based on anonymous, association contracts under commercial law.
The P2P company is the operator who performs the loan business and the in-
vestor is an anonymous member and invests, in the operator.

Japan's capital regulation does not have a separate license, so the capital reg-

ulation of the loan, industry and the second-class financial award are the same.
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An entity shall apply the higher amount (50 million yen) of the capital regu-
lation of the supply, business.

Investor protection is a regulation on the conduct of financial instrument
traders before concluding, a contract.

The obligation to issue in writing shall, apply, and shall provide the investor
with matters in writing, such as work that may cause loss, changes, in the prop-

erty situation, etc., prior to the conclusion of the contract.

4) China

China's P2P loan market grew, on the basis of a wide variety of business
models under loose regulations compared to advanced countries such as the
United States and the United Kingdom, especially, as the guarantee method for
loan principal was activated and the market grew rapidly. With limited existing,
financial services, P2P has grown as a new asset management tool, and has been
established and grown as if it were playing the same role as a small regional
bank.

In addition, there are cases where they are not limited to online, but also to
offline loans and investments. In particular, China's P2P loan market was ini-
tially, simply a way of operating a matching model, but since 2012, the way the
platform provides guarantees on loan principal has been activated.

Since 2015, the bankruptcy of P2P companies has increased, along, with the
insolvency of loans to ghost companies and the insolvency, of borrowers due to
the sale of high-interest loans to small,, and medium-sized business owners who
are in a hurry to operate short-term funds, as damage to investors and others
has increased rapidly as the Ponzi scheme, and embezzlement have become a
reality.

In August 2016, the China Banking Supervision Commission merged, with the
Ministry of Industrial Information, the Ministry of Public Security and the
National Internet Information Agency. Measures for the management, of oper-
ations of P2P lending agencies were announced and regulatory, oversight was

strengthened.
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P2P loans were defined as "private loan" financial arrangements between in-
dividuals or corporations other than financial institutions, and the platform was
defined, as financial information intermediaries to carry, out online loan broker-
age activities, particularly by prohibiting, guarantees for loans, restricting bor-
rowing limits, while strengthening due diligence, obligations for borrowers, obli-
gation, to provide information to users, etc., while requiring all transaction in-

formation to the authorities.>

IV. Problems of P2P Loan and Suggestions for

Improvement

In fact, P2P investment risks are often associated, with risks to investment
products, defaulting on unsecured products, or loan fraud. However, the recent
rapid increase in the number, of cases of investment failures due to the bank-
ruptcy or fraud of the P2P platform has increased significantly.

In fact, if the P2P platform is an independent, fraud, fraud damage can be
avoided by directly investigating and inquiring, about investment products.
However, if the P2P platform and the investment goods company, intentionally
commit illegal acts, there is no way for investors to prevent fraud. After all, P2P
platform, risk is a burden to investors.

As P2P investment, which used to be called the flower, of FinTech, caused
various incidents, the financial authorities also, recently made an announcement
on P2P investment and loans. The alternatives, jointly prepared by the Financial
Services Commission and the Financial Supervisory Service, included the need,
for P2P loans to disclose the confirmation of a third party with public con-
fidence or equivalent evidentiary documents, and to set, the maturity of loans
and the duration, of investments at the same time.

In particular, most of the P2P platforms that were problematic were small and

5) Intruduction of the record filing system from April 2018
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had few employees. Therefore, the disclosure, of information, about businesses
will be strengthened more than before.

In addition, it is required to prepare and disclose preliminary business proc-
essing procedures so that principal and interest, can be recovered even, if the
P2P platform closes, and to strengthen P2P investment and loan monitoring.
Above all, it is most important for investors to recognize themselves, that P2P in-
vestment is an investment that is not guaranteed,, of principal. For example,
there is a case in which even part of the principal was not returned, after the
investment was made suddenly, believing that the investors, should invest based
on the flow of institutional investors.

Since the loan repayment,schedule is continuously, overdue and eventually the
representative has disappeared, it is important to pay close attention to the
"previous symptoms." In particular, the government should refrain from carrying
out investments only by looking at rewards that dazzle,, investors.

Of course, the definition of P2P investment, and its purpose alone, can be a
pretty good investment because investors have higher, returns than banks and
lower risks than other investment techniques. In terms, of borrowers, it also has
the net function of being able to finance some of the necessary, funds regardless
of smooth fund management and credit rating.

In particular, some companies are well-received by, investors and borrowers
by establishing their own, personal credit evaluation system, and others manage
risks with small distributed investment systems for each investment product, so it
is also necessary to look at how, investor management is conducted, internally.

Therefore, although automatic allocation investments, pooling and liquidity
are not generally prohibited, they tend to apply, existing and related regulations
without exception.

Basically, P2P is a loan based on collective intelligence, and related, regu-
lations should be applied without exception to automatic allocation investments,
pooling and liquidating of loan receivables, etc. In which such, collective, in-
telligence is difficult to operate.

The U.S. and the U.K. consider automatic dividend payers, as advice and re-

quire them to comply with, relevant regulations, and when they implement loans
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and pool or float bonds, regulations, related to liquidity are strictly applied.

As an improvement measure, the entry, and soundness regulations should not
be set high while isolating the credit risks, of P2P companies from users, but it
is necessary to impose an appropriate, level of responsibility and obligation on
P2P companies to protect borrowers, and investors, to increase the level of in-
formation provision to P2P companies, including, business models, P2P compa-
nies' roles, and to provide more direct and active intervention in business mod-
els, information services, etc.

It is worth noting that all risks are borne, by users, even though the role of
P2P companies is very important as credit information inquiry, and review, loan
conditions and interest rate setting, loan management, and collection are all car-

ried, out by P2P companies.

V. Conclusion

Given that Korea currently regulates, the size of loans, to households and real
estate by applying various micro-health regulations and interest rate calculation,
systems to financial firms, and manages household soundness, and financial cost
burdens, it needs to be careful not to make, P2P loans a balloon effect of regu-
lation or a channel to evade regulations.

Currently, while P2P finance is growing significantly,, investor damage has
occurred due to fraud, embezzlement or bankruptcy, and various problems have
emerged, in the Financial Supervisory Service's evaluation of the status, of the
Financial Supervisory Service last year.

The "On-Line Investment-linked Financing Business and User Protection Act,"
which strengthens investor protection, measures, for P2P financial transactions,
will take effect on August 27.

When the law is enforced, P2P companies are obliged, to provide a detailed
description of their investment products. In addition, handling, will be restricted

for some high-risk products, and excessive rewards will be banned.
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In fact, P2P loans are set to be transferred to the system, but they are becom-
ing insolvent due to the rising delinquency rate and unhealthy, business
behavior.

P2P loans are actively expanding, in the U.K., the U.S., Japan, and China, as
well as in Asian countries, including Korea, and in terms of major countries’ sys-
tems, the legal system is organized and regulated, according to the circumstances
of each country.

On the other hand, it encourages borrowers or investors to provide loans in
a policy-necessary direction, while also, protecting investors whose conformity
principles are difficult, to apply and eliminating regulatory gains.

The U.K. restricts P2P loans to focus on transactions between individual, in-
vestors and individual borrowers, while the U.S. simplifies or exempts approval
procedures only when borrowing is small, while limiting the degree, of investor
or investment.

Recently, China has had problems with P2P loan-related fraud, and embezzle-
ment, there has been a Lending Club scandal in the U.S., and the U.X. has also
been pointed out as problems related to sales, models and information provision
in last year's FCA theme inspection, and the need for user protection is high-
lighted, and regulations tend to be tightened and specified.

However, all major countries’ P2P financial operations are subject, to the fi-
nancial law, are under supervision and regulation by the financial regulator, and
P2P companies are in charge of loan management, and rights exercise, whether,
contracts between, borrowers and investors are directly or indirectly.

It is important to note, that P2P loan companies are forced to focus on ex-
panding their size rather than on user interests as only the size of their handling
loans can increase their profits.

Thus, as a way to address the problems with P2P loans, first, it is necessary
to determine on the basis of an assessment, of whether or not the ancillary op-
erating means that make it easier, to attract investment, such as automatic, allo-
cation investments, equity investments and loss-making funds, and whether the
levels, of acceptance can be limited and enforced, to the best interests of

investors.
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Second, providing, information on new business models (such as credit in-
quiry and screening methods) is likely to not be fully, understood by users, and
it is necessary for regulators to more actively assess, and intervene in individual,
business situations given that new markets have not yet matured, in fairness,
competitiveness, due diligence and risk management systems and levels of re-
sponsibility, such as setting prices (interest rates, fees, etc.).

Third, in the case of information delivery, it is necessary to make, it acces-
sible to consumers who are not familia, with digital.

Fourth, it is necessary to establish, a protection, system to prevent borrowers
from suffering from excessive,, debt and financial costs, excessive collateral, ex-

cessive collection, etc.
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Study on the Relationship between the Facial
Consciousness in Apartment Purchasing Choice and
Behavior
Park, Chung Yeol
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ABSTRACT

As the income level of consumers increases significantly, consumers preferences and purchasing
criteria are gradually diversified, and consumers who choose apartments prefer to be provided with
various living spaces. In order to find out what causes the preference for an apartment, I analyzed the
mediating effects of facial consciousness on the effect on behavior. The survey was conducted on 335
buyers who had purchased apartments. First, income, access to work and family situation, comfort,
space, privacy, health and fresh air, safety, tranquility and social separation and consolidation were
analyzed to affect apartment buying behavior. Second, it was analyzed that the exclusive area, water
supply, convenience of living room, kitchen, bathroom, and ventilation facilities had an influence on
apartment buying behavior. Third, it was analyzed that the brand name, brand image, and brand name
of the construction industry influenced apartment buying behavior.

Fourth, it was analyzed that other people's consciousness, which is sensitive to the eyes and thoughts
of others and worried about how they would look to others, influenced their purchasing behavior. The
implication for this is that it is considered that the apartment should be constructed in consideration of
the surrounding location, complex characteristics, brand, and economic feasibility. Also, it is thought
that an apartment should be constructed considering people’s consciousness as well as the optional
factors in the construction of the apartment.

Keywords : Apartment Selection Factor, Apartment Purchase Behavior, Facial Consciousness
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