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ABSTRACT

This study examines residential property taxation from the perspective of retired
households’ ability to pay and aging in place. As households enter retirement, earned
income declines or ceases, while accumulated assets become increasingly important
for maintaining financial stability. In Korea, however, a substantial share of household
wealth is concentrated in owner-occupied housing. Consequently, rising housing
values may increase property tax burdens without generating corresponding cash
income, creating a mismatch between housing wealth and the ability to meet recurring
tax obligations. For long-term older homeowners, this mismatch may also affect
their capacity to remain in their homes and communities. In this context, this study
compares residential property tax systems in Korea, the United States, and Japan,
focusing on how changes in housing values are incorporated into the tax base and
how tax burdens are moderated for long-term and older homeowners. Seoul,
California, and Tokyo are examined as representative cases with distinct approaches
to property assessment and tax-base adjustment. The institutional comparison
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is complemented by a long-term simulation under common housing-price scenarios
to examine the effects of different tax structures on retired households with limited
cash income. The analysis highlights that property tax burdens on retired households
are shaped not simply by tax rates or housing values, but by how each tax system
reflects increases in housing values when determining property taxes. The findings
suggest that property tax policy in an aging society should balance tax equity with
the ability to pay of long-term homeowners, while recognizing housing stability
as an important condition for aging in place. The study thus provides a household-
centered framework for considering the design of property tax systems in an aging

society.
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Table 1. A comprehensive comparison of residential property tax systems and tax relief measures
in Korea, the United States, and Japan

Category

Korea (Seoul)

United States (California)

Japan (Tokyo)

Major Property
Taxes

Basic Principle
of Tax Base
Assessment

Reference Value
for the Tax
Base

Reflection of
Changes in
Housing
Prices

Cap on Tax
Base
Increases

Major Tax
Rates

Major Tax
Relief
Measures

Relevant Laws
and
Regulations

Property Tax; Comprehensive
Real Estate Holding Tax

Market—value—based assessment

Based on the officially assessed
housing value determined
annually

Changes in housing prices are
reflected through annual
adjustments in officially
assessed values

Annual cap of 5% (applies
only to Property Tax; not
to the Comprehensive Real
Estate Holding Tax)

Property Tax: progressive rates
of 0.1-0.4%; Comprehensive
Real Estate Holding Tax:
progressive rates of 0.5-2.7%

Preferential deduction for
single—home owners; tax
credits for older and
long—term homeowners
under the Comprehensive
Real Estate Holding Tax;
payment deferral under
specified conditions

Local Tax Act; Comprehensive
Real Estate Holding Tax
Act

Property Tax

Acquisition—value—based
assessment

Base—year value set at the
market value at the
time of acquisition

Post—acquisition increases
in market value are not
directly reflected each
year; the base—year
value is adjusted only
within prescribed limits

Annual increase limited to
the lower of the CPI
inflation rate or 2%

Basic rate: 1.0%

Limitation on increases in
assessed value under
Proposition 13; transfer
of the base—year value
for eligible homeowners
under Proposition 19

California Constitution,
Article XIII A
Propositions 13 and 19

Fixed Asset Tax; City
Planning Tax

Market-value—based
assessment

Based on the fixed asset
assessed value

Changes in property values
are reflected through
reassessment of fixed asset
values every three years

Burden adjustment measures
that gradually narrow the
gap between the previous
year’s tax base and the
current year's statutory
tax base

Fixed Asset Tax: 1.4%;
City Planning Tax: 0.3%

One-sixth tax—base
reduction for small
residential land; burden
adjustment measures

Local Tax Act Gthi%iiE)
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Table 2. Long-term simulation model and key assumptions

Category

Past 20—year analysis

Future 20-year analysis

High—Value Housing

Model (A) KRW 3.5 billion in 2026

Moderately High—Value Approx. KRW 500 million in 2006 —

Housing Model (B)

Household
Characteristics

KRW 2.0 billion in 2026

Annual Real Cash
Income

KRW 40 million

Main Comparison

Approx. KRW 800-900 million in 2006 —

Cross—country trajectories and multiples of
increase in property tax burdens

KRW 3.5 billion in 2026 —
KRW 7.0 billion in 2046

KRW 2.0 billion in 2026 —
KRW 4.0 billion in 2046

Retired, long—term owner—occupier Same
household owning a single home

KRW 40 million

Cross—country trajectories of property
tax burdens and tax burden relative
to household income
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(Table 2).
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Table 3. Long-term property tax simulation results for retired households in Korea, the United

States, and Japan

Housi
oustre Year  Housing value
model

California

Seoul Seoul
(No tax credit
applied)

Tokyo (Maximum tax
credit applied)

High-Value 2006 KRW 850 million KRW 8.5 million KRW 1.7 million KRW 2.5 million -

Housing A 2026

KRW 3.5 billion KRW 12.6 million KRW 6.9 million KRW 15.0 million KRW 35.0 million

Moderately 2006 KRW 500 million KRW 5.0 million KRW 10 million KRW 1.5 million =
High—Value » » > > »
Housing B 2026 KRW 2.0 billion KRW 7.4 million KRW 3.9 million KRW 7.5 million KRW 12.0 million

High—Value 2026
Housing A 2046

Moderately 2026
High-Value
Housing B

KRW 3.5 billion KRW 35.0 million KRW 6.9 million KRW 15.0 million -
KRW 7.0 billion KRW 52.0 million KRW 13.9 million KRW 26.0 million KRW 85.0 million
KRW 2.0 billion KRW 20.0 million KRW 3.9 million KRW 7.5 million =

2046  KRW 4.0 billion KRW 29.7 million KRW 7.9 million KRW 11.5 million KRW 38.0 million
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