A Primer on Korean Planning and Policy

| PKPP 2020-03 |

PUBLIC RENTAL
HOUSING




PUBLIC APrimerIon .
RENTAL Korean Planning

and Policy

HOUSING -orzonoe:




Cataloging—in Publication Data

Publisher Hyun Soo Kang
Printed on March 29, 2021

ISBN 979-11-5898-566-0
978-89-8182-706-9 (Set)

All Right Reserved.

No part of this publication may be reproduced, used or stored in or introduced into a retrieval system, or transmitted,
in any form or by any means (electronic, mechanical, photocopying, recording, or otherwise), without the prior written
permission of Korea Research Institute for Human Settlements (KRIHS), except in the case of brief quotation embodies
in critical articles or reviews.

Designed and Produced by Han-A Print Co., Ltd. Tel: +82-2-2274-1330

Copyright © 2021 by Korea Research Institute for Human Settlements
5 Gukchaegyeonguwon-ro, Sejong-si, 30147, Republic of Korea

Tel: +82-44-960-0114 Fax: +82-44-211-4760

Website: http://www.krihs.re.kr, http://www.gdpc.kr

% Please note that the arguments in this primer are solely upon the authors' perspectives, and may differ from the
official position of KRIHS.



This primer aims to share the knowledge and experiences of territorial planning and policy
in Korea for the past 60 years. After undergoing turbulent times of colonial rule and war
in the first half of the 20th century, Korea has accomplished a remarkable economic and
social development since the 1960s. Now Korea becomes a favorite benchmark of many
partner countries and is performing an important role to disseminate its knowledge and
policy experiences to global friends. On such a track, KRIHS publishes this primer dealing

with the territorial planning and policy ranging in either comprehensive or specific themes.

1%

More primers will be forthcoming with a wider variety of subjects year after year.

A Primer on Korean Planning and Policy (PKPP)
2020-03 Public Rental Housing

Author Dr. Shin Young Park
Senior Executive Researcher | Korean Social Policy Institute
Advisor Dr. Mi Seon Park

Director | Research Fellow
Housing Policy Research Center | KRIHS

Editorial Team

Global Development Partnership Center (GDPC) | KRIHS

« Dr. Sang Keon Lee | Director (Editor) | Senior Research Fellow
- Dr. Byoung Jae Lee | Research Fellow

« Eun Hwa Kim | Researcher

Published by

Korea Research Institute for Human Settlements (KRIHS)
- Global Development Partnership Center (GDPC)




CONTENTS

PART I. Introduction 3
PART II. Evolution of Public Rental Housing Policy 16
1. Before the 1970s 17
2. The 1980s 21
3. The 1990s 25
4. The 2000s 27
5. The 2010s 31
PART lIl. Supply System for Public Rental Housing 36
1. Public Rental Housing Suppliers and Financing 37
2. Eligibility and Rent System 51
3. Securing Housing Sites 69
4. Case of Public Rental Housing Supply: Happy House 73
PART IV. Implications for International Development Cooperation 88
1. Public Rental Housing Supply, the Sooner the Better 89
2. Establishing Supply System Based on Legal Grounds 93
3. Promoting the Role of the Local Government as Supplier 97
Bibliography 100
Appendix 108
LIST OF TABLES
Table 1. Long-term (minimum 10 years) Public Rental Housing Stock 9
Table 2. Characteristics of Public Rental Housing by Type 1
Table 3. Housing Supply System of the Two Million Housing Unit Construction Plan 23
Table 4. Public Rental Housing Stock by Supplier (as of 2018) 39
Table 5. Changes in LH Capital (2015-2019) 43
Table 6. National Housing Fund Loans for Publicly Built Rental Housing 45
Table 7. Financing for Public Rental Housing by Type (as of 2019) 49
Table 8. Income and Asset Criteria for Tenants of Public Rental Housing by Housing Type 53
Table 9. Standard Rental Deposit and Rent for Permanent Rental Housing by Tenant Type 61
Table 10. Standard Rental Deposit and Rent for National Rental Housing 63
Table 11. Coefficients for Happy House Rent by Tenant Type 63
Table 12. Standard Rental Deposit and Rent for Happy House 65
Table 13. Rent for Purchased-Lease Rental Housing 65
Table 14. Rental Deposit and Rent for Jeonse Lease Housing 67
Table 15. Characteristics of Publicly Built Rental Housing Types 75
Table 16. Support Facilities for Happy House by Central Government Department 81
LIST OF FIGURES
Figure 1. Share of Public Housing among Approved Housing Construction Projects (1996-2018) 7
Figure 2. Public Rental Housing Supply by Supplier 41
Figure 3. Process of Supplying Jeonse Lease Housing 57
Figure 4. Revision of the Designation Process of Happy House District 79
Figure 5. Number of Happy House Units by Supplier (2013-2019) 83
Figure 6. Happy House Supply in Seoul by Supplier (2015-2018) 85




PUBLIC RENTAL HOUSING

=Xt

H1E W 4
H|2% ACHE HH 16
1. 1970CH O]F 18
2. 1980:1H 22
3. 1990\ACH 26
4. 2000\ACH 28
5. 2010CH 32
HI3E SSULE SEHA 36
1. SSYUFH SIFAS HTY 38
2. UFXA 2 U= H|A| 52
3. HiX|ztd 70
4. SBAUFE ST Y=ze 74
HIAZ ZRIZHLRI=2| AA 88
1. H2E HE4SS 22 TTOIHFEN I3 90
2. B 7|8t0| 2715t ZIHH &2 94
3. SBUUFE B FHRM LS 98 & 98
EHu23 100
B2 108
&
1. 27|(10 01A) BRCHE X1 10
B2 S3UHRE 38 £y 12
B 3. 2 2009t & 2220 S3Y FeaIH 24
B4 Z3ZHE 22UHFE H955(20184 71F) 40
I 5. SIEEXFEZANLH) X2 72 Hat (2015~2019) 44
T 6. ZE7IA QUCHZEHO) CHS 201E07 |2 8t i
I 7. Z3YCHZEY R Al MRi4(20194 71F) 50
B 8 DRUNFE Q8 UHLRT OIFTL AS U XpAT|E 54
B 9. YTOIFE] Q1=K S48 BRQYEEZ U BXQINR 62
10, 20I0HFE0| BRQIEST U B2 64
B 11, =zeo| DA QICH 74 64
12, #EZe0| BRINESE 9 BRI 66
13, Urhete| 2 66
B 14, FHIQCHZE| Qe =3 2 otz 68
H 15. 2274 QUCHEE Q5f £ Hlw 76
T 16, e R SRR XY Al 22 82
T3 x|
T2 1. ARBQ) ZE S 2R 8 HS(1996~2018) 8
03 2. BEFAE TR 22 Hig 42
T2 3. MM S HR} 58
0 4. EE K| XN MRl H 80
T2 5. ZFTAY H=xE ZF54(2013~20198) 84
12 6. M0 = e Z3HE 23 HI8(2015~2018) 86




LIST OF APPENDIX TABLES

Appendix Table 1. Supply of Permanent Rental Housing Nationwide and in the Seoul Metropolitan Area (2007-2018)
Appendix Table 2. Supply of National Rental Housing Nationwide and in the Seoul Metropolitan Area (2007-2018)
Appendix Table 3. Supply of Long-term Jeonse Housing Nationwide and in the Seoul Metropolitan Area (2007-2018)
Appendix Table 4. Supply of 10-year-5-year-Installment Public Rental Nationwide

and in the Seoul Metropolitan Area (2007-2018)
Appendix Table 5. Supply of Purchased-Lease Housing Nationwide and in the Seoul Metropolitan Area (2007-2018)
Appendix Table 6. Supply of Jeonse Lease Housing Nationwide and in the Seoul Metropolitan Area (2007-2018)
Appendix Table 7. Supply of Happy House Nationwide and in the Seoul Metropolitan Area (2007-2018)

LIST OF APPENDIX FIGURES

Appendix Figure 1. Supply of Permanent Rental Housing by Supplier (Nationwide)

Appendix Figure 2. Supply of Permanent Rental Housing by Supplier (Seoul Metropolitan Area)
Appendix Figure 3. Supply of National Rental Housing by Supplier (Nationwide)

Appendix Figure 4. Supply of National Rental Housing by Supplier (Seoul Metropolitan Area)
Appendix Figure 5. Supply of Long-term Jeonse by Supplier (Nationwide)

Appendix Figure 6. Supply of Long-term Jeonse by Supplier (Seoul Metropolitan Area)
Appendix Figure 7. Supply of 10-year-5-year-Installment Public Rental by Supplier (Nationwide)
Appendix Figure 8. Supply of 10~year-5-year-Installment Public Rental by Supplier (Seoul Metropolitan Area)
Appendix Figure 9. Supply of Purchased-Lease Housing by Supplier (Nationwide)

Appendix Figure 10. S upply of Purchased-Lease Housing by Supplier (Seoul Metropolitan Area)
Appendix Figure 11. Supply of Jeonse Lease by Supplier (Nationwide)

Appendix Figure 12. Supply of Jeonse Lease by Supplier (Seoul Metropolitan Area)

Appendix Figure 13. Supply of Happy House by Supplier (Nationwide)

Appendix Figure 14. Supply of Happy House by Supplier (Seoul Metropolitan Area)

109
13
117

121
125
129
(183

m
m
115
115
119
119
123
123
127
127
131
131
135
1356




PUBLIC RENTAL HOUSING

S5 A

HE B 1 HA0 2EE0| FRAFE SF(2007~20185) "
HE [ ) FI20 S E0| 2RI TH2K2007~2018) 14
HZ § 3 M2 SEpE0| A7 |FAEE 2E2(2007~2018) 118
HE § 4 M20HATHE0| 1045492 ZBQHZE ZE24(2007~2018) 122
B2 F 5 H20} S| QLIRS ZF2H(2007~20181) 126
BE g6 MI HEHO| MAQUHFE SSZ(2007~2018H) 130
S92 1 7, 330} SEE0| #=Fe Z324(2007~20185) e

B2 72 &y
2E 7201 BRI 23 FHE S2UE) 112
22 720 HTIQINRE 23 IHH ZFAEEH) 12
B2 7213 2OIFE 2F FH'Y ZIUED) 116
HEZ 724, 20IHZEH 23 FHH TFHEEH) 116
B2 7215 MMM 22 FHE ZILED) 120
22 726, MMM 22 FHE ZZLEEEY) 120
HE 727104 6425 2R 2F FHE 2IH(ED) 124
B2 7208 10453 -2 TR 22 FAHY 22T 124
B2 7219, IHQIICHFEH T ZHE BI2ED) 128
22 7210, QYRS 2F FHE TTHEER) 128
B2 72011, MM 22 FHE 22HE) 132
2= 72012, MM 23 FHE 2IUEEH) 132
22 02013 =X 23 FHE 2FUED) 136

22 73 14, #2758 33 FHE IFZGED) 136







PART |

INTRODUCTION
N



3

INTRODUCTION

In most countries, the government intervenes in the housing market from construction to
consumption, financing, distribution and site selection, due to the necessity and gravity of
the matter. Their policies and the level of intervention, however, may vary depending on their
political ideology, cultural value, economic state, and the demand of the times. The supply
of public rental housing', in particular, demonstrates distinct characteristics of each country.
In the Netherlands, Austria, Denmark, and Sweden, public rental housing (or social housing)
accounts for a large proportion of the total housing stock, but in Spain it only takes up a small
share (Scanlon, Arrigoitia, Whitehead 2015, 3).?

Korea was quite passive in supplying public rental housing, under the assumption that
an expanded supply of new housing will resolve housing shortages and in turn promote
residential stability. The first public rental housing units supplied in 1982 were rent—to-
own homes that tenants could obtain a title to after a five—year rental period. This five—
year public rental scheme was introduced as a remedy for suppliers who were sparing
with supplying public housing and people who sought homeownership but were not in
a financial position to buy a house. For suppliers, quick payback allowed them to build
more public rental housing with less funds, and for tenants this scheme allowed them
to save money while paying low rent for 5 years and eventually to buy a house at a low
price.” Although there is much skepticism about whether this five—year rental housing
can be regarded as a type of public rental housing, the public rental housing system of
Korea cannot be explained without these rent-to—own homes. A total 1.5 million units
of rent-to-own public rental housing have been provided until 2018.*

1 Public rental housing refers to homes provided at costs below the market rate using public funds though due
administrative process. Such definition referenced the characteristics of social housing specified in the United
Nations Economic Commission for Europe (2015, 6).

2 Although there has been a retreat in public rental housing policies since the 1980s, the share of public rental
housing in total housing stock in the Netherlands, Austria, Denmark, and Sweden amount to 32%, 24%, 24%,
19%, respectively, whereas in Spain it only accounts for 2%.

3 The price of a five—year public rental housing unit is determined by the average of the price at the time of rental
and the appraised price at the time of sale. As housing prices continue to rise in Korea, the sale price of five-
year public rental housing is bound to become cheaper.

&4 The 1.5 million units also include the 10-year public rental housing units supplied since 2003 (Ministry of Land,
Infrastructure and Transport 2020, p.358, Table 6-2 Provision of Public Rental Housing).
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In 1989, permanent rental housing was provided for the lowest income group for
less than 30% of the market rate. In 1993, 50-year public rental housing units were
supplied for low-income households, including the tenants of redevelopment areas, as
an alternative to permanent rental housing that ceased to be supplied. Since the 1997
financial crisis, a time when the Korean economy experienced its first negative growth,
national rental housing began to be supplied for those who earned less than the average
monthly income of city worker's household. In 2002, in particular, ‘the 10-year plan for
national rental housing construction” was announced, with an aim of supplying 100,000
units of national rental housing every year from 2003 to 2012. Aside from building new
houses, existing houses were also purchased or leased to be provided for public rental
housing.

 An important criterion used to determine the eligibility for public
rental housing

« Value obtained by dividing the previous year income of the city
worker's household by 12, based on data from annual household
survey conducted by Statistics Korea

Average Monthly Income of
City Worker's Household

« A home rental arrangement, in which tenants pay 40~60% of
the housing value to the landlord for a deposit, instead of paying
monthly rent

« The deposit is returned upon the termination of a tenancy

Jeonse

With the change of government in 2008, partial modifications were made to the plan
for national rental housing construction, but the fundamental idea remained unchanged
that the public sector should not relax its efforts to supply public rental housing. In
2013, Happy House began to be supplied for not only the lower income groups but
for newlywed couples, those who are fresh out of college, and college students. Since
2018, various types of public rental housing are being provided for diverse groups of
society, including the lowest-income group, elderly, youth, and newlywed, according
to the Housing Welfare Roadmap 1.0 announced on November 29, 2017 * that seeks to
provide 130,000 rental housing every year until 2022.

5 The Housing Welfare Roadmap 1.0 includes a plan to supply 1.052 million housing units over a 5-year period
by providing housing support tailored for different life stages and income levels, and supplying public rental
housing.
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Currently, the supply of public rental housing is the top—priority policy agenda of the
Korean government. The proportion of public rental housing out of all annually approved
housing construction projects amounted to 30.7% in 1998 amid the financial crisis,
and 11.4% in 2018. The share of public housing in the total supply of new homes will
be much greater, when combining housing on private markets that are purchased or
secured by Jeonse contract, in addition to the ones newly built.®

Figure 1. Share of Public Housing among Approved Housing Construction Projects

(1996-2018)

900
800
85 96

502 596 585 587
600 I 530 556 550 51 554
500 [ | 470 I

I I o 158 I 464463 440 I
400 [ | I 371 382 387 [ |

(Unit: 1,000)

M Total amount of approved housing units

1996 1997 1998 1999 2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018

M Public rental

Source: Ministry of Land, Infrastructure and Transport 2020, 340.

6 The new supply of public rental housing in 2018 was 163,519 units (including permanent, national, purchased-
lease, 10~year, 5-year installment, Jeonse lease, long—term Jeonse, and Happy House.)
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Given that the share of public rental housing with minimum 10-year lease period
only accounts for 7.1% of the total housing stock to date, public rental housing is still
insufficient to function as social safety net. However, according to the Housing Welfare
Roadmap 2.0” announced on March 20, 2020, 170,000 units of public rental housing are
to be supplied every year until 2025 to increase their share up to 10% of the total stock
of long—term public housing, suggesting a rapid increase in public rental housing stock in
the years ahead.

Table 1. Long-term (minimum 10 years) Public Rental Housing Stock

(Unit: 10,000)

Long- | Long-
term term Long-
Year szbemf public | public i 50-year | National | term | 10-year B Rl L
ouses . -nent —lease | lease | House
rental |rental in— Jeonse
housing |stock rate
2016 1 1,987.7 | 1256 H 6.3% @ 19.9 & 10.8 | 50.9 3.2 14.8 9.2 16.6 0.2
2017 12,031.3 | 135.0 6.7% | 202 @ 109 | 524 3.3 16.8 | 103 | 195 1.6
2018 1 2,081.8 1 1483  7.1% | 20.7 1.1 53.5 3.3 20.8 1.7 23.4 3.8

Source: Added the number of housing units of the Ministry of Land, Infrastructure and Transport (2020, 327) to
its stock of long—term public rental housing units (2020, 357).

7 The Housing Welfare Roadmap 2.0 includes a plan to supply 1.682 million units of public housing from 2018 to
2025, and enhance the right to adequate housing.
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Table 2. Characteristics of Public Rental Housing by Type

Type

Definition

Permanent &
50-year*

« Public rental housing with the purpose of providing permanent rental homes
to ensure housing stability for the lowest income group, financed by the
central or local government

National rental

« Public rental housing with the purpose of providing minimum 30-year long—
term rental housing to ensure housing stability for low-income group in the
fourth income quartile, financed by the central or local government or Korea
Housing and Urban Guarantee Corporation

Long-term
Jeonse

« Public rental housing provided under a Jeonse contract, financed by
the central or local government or Korea Housing and Urban Guarantee
Corporation

10-year rental

« Public rental housing provided as rent-to—own homes after 10-year lease,
financed by Korea Housing and Urban Guarantee Corporation (also supplied
by the private sector)

Purchased-lease

« Public rental housing provided for low-income households, the youth, and
the newlywed by purchasing existing houses with the funds from the central
or local government, or Korea Housing and Urban Guarantee Corporation

Jeonse lease

« Public rental housing sublet to low—-income households, the youth, and the
newlywed after leasing existing housing units with funds from the central or
local government or Korea Housing and Urban Guarantee Corporation

Happy House

« Public rental housing provided for young people, including those fresh out of
college, college students, and newlywed for improved residential stability,
with funds from the central or local government or Korea Housing and Urban
Guarantee Corporation

*The central government is no longer building 50-year public rental housing, but the Seoul Metropolitan
Governmnet is still providing them for tenants in redevelopment areas (Seoul Institute, Seoul Housing and
Communities Corporation 2019, 16).

Source: Added the data from the Ministry of Land, Infrastructure and Transport (2020, 212) and the Seoul
Institute, Seoul Housing and Communities Corporation (2016, 16).
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However, the complexity of the public rental housing types and large rent level gap
among them are problematic. A tenant may have to pay wildly different levels of rent
depending on what type of housing they chose. Even for public rental homes located
in the same area have significantly different levels of rent depending on what type of
public rental housing they are. In an attempt to at least partially address this problem,
discussions began on integrating permanent public rental housing, national rental
housing, and Happy House housing types. According to the Housing Welfare Roadmap
2.0, long—term rental housing types will be integrated starting from 2021; the ones
already leased will also be integrated, which will work to simplify the types of public
rental housing.

What are the factors that drove Korea away from its passive approach to supplying public
rental housing toward becoming an active supplier? First, there has been a growing
need to ensure housing stability for low—-income households with no homeownership,
due to the rent and home price hikes, notwithstanding the economic development
of the country or increase in per capita income. As a result, permanent rental housing
was introduced in response to the aggravating social disruption, such as an increase in
suicide rates and protests, due to the enormous rent hikes between 1987 and 1988.

The second reason is that the country recognized the need for public rental housing as a
social safety net in the wake of the Asian financial crisis. There was a growing awareness
that public rental housing was needed not only because of the rent hikes but also for
those who were evicted from their homes after abrupt job losses and restructuring.
Third, with the sustained low growth and widening gap between the rich and poor, not
only low-income groups but also the youth suffered from residential instability, and the
need to bolster housing supply became highlighted in order to prevent the anxiety of the
youth from translating into avoidance of marriage or giving birth. Fourth, the public sector
of Korea had the financial capacity to substantially expand public rental housing as well
as an institutional capacity to directly provide them through organizations such as Korea
Land and Housing Corporation (LH).

Going forward, the Korean public sector will exhaust all means to increase the stock
of public rental housing, improve its quality, and secure preferred locations to promote
housing welfare for the public. Though there may be criticisms at times from experts or
consumers, the supply of public rental housing will continue to expand for some time to
come.

PART 1. INTRODUCTION
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Evolution of Public Rental Housing Policy

Although the supply of rental housing that can be called “public rental” began in 1982,
similar attempts have been made in the 1960s and 1970s. Hence, the evolution of
public rental housing policies from the 1960s shall be examined below. Since there
was no actual supply of public rental housing in the 1960s and 1970s, the overview of
relevant policies presented herein are divided into time periods before the 1970s, in the
1980s, 1990s, 2000s, and 2010s.

1. Before the 1970s

Seoul in the 1960s was suffering from a severe housing shortage due to the destruction
of residential buildings during the Korean War in 1950 and population concentration
on the capital. However, the public sector had a quite limited capacity for housing
construction at the time due to financial constraints, and building rental housing,
in particular, was almost impossible. The reason the Korea Housing Corporation,
established in January 1962 (formerly known as Choseon Housing Administration
established during the Japanese colonial rule), sold Mapo Apartment (built in Dohwa—
dong, Mapo-gu, Seoul)?, a rental housing for middle-income families equipped with
modern facilities, in less than a year was, in fact, due to lack of funds. This is because
while a housing corporation ought to maintain a certain level of funds to keep supplying
homes, rental housing does not provide much cash flow and the operator may face the
risk of capital erosion.

8 The Mapo Apartment, built from 1962 to 1964 by Korea Housing Corporation, consisted of 450 units in six Six—
story buildings. It had 198 units of 30m*, 144 units of 33m’*, 72 units of 40m*, and 36 units of 50m*, each with
two bedrooms, a shower facility, a flush toilet, and an individual heating system using briquet boiler (Korea
Housing Corporation 2009, 24-26).
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From 1963, the Public Housing Act (Law No.1457, enacted on November 30, 1963)
was established for local governments or the Korea Housing Corporation to build public
housing for non—homeowners to lease or purchase at low costs, by receiving loans or
financial assistance from the central government. However, the level of actual supply of
public housing was insignificant and that of rental housing was virtually nonexistent. This
was due to a lack of financial capacity of the central, local governments and the Korea
Housing Corporation to build rental housing. In particular, since the top priority agenda of
the Korean government at that time was to transition into an export—oriented industrial
structure from the previous agriculture—oriented one, and also to expand social overhead
capital such as roads, ports, and electricity, the government could not afford to invest in
public sector housing projects (Lim Seohwan 2002, 46-47).

In the 1970s, in the wake of the successful implementation of the first and second
economic development plans in the 1960s, the emphasis was placed on achieving
further economic growth. Public funds were concentrated in the industrial sectors, and
thus the problem of housing shortage was to be solved by the private sector, relying on
its funds and capacity. With the enforcement of the Housing Construction Promotion
Act in January 1973 (Law No.2409, enacted on December 30, 1972), regulations
were eased and the public sector (Seoul Metropolitan Government and the Korea
Housing Corporation) developed land for housing on a large scale in Yeouido, Jamsil,
and Hwagok—dong, etc. and sold them to the private sector to support its housing
construction. As a result, approximately 1.65 million units of housing were constructed
between 1971 and 1979.

Among them, only 48,000 units were rental housing (Korea Housing Corporation 1993,
38). Mostly provided by the Housing Corporation with one to two years of rental periods,
these rental homes were either regular houses that are unsold or ones for people who
are displaced by natural disasters or explosions. Given the short rental periods, these
rental homes can hardly be regarded as public rental housing, so the actual supply of
rental housing is generally thought to have started in the 1980s.
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2. The 1980s

The Fifth Republic of Korea, which was established through an emergency martial
law in 1980, lacked legitimacy. To complement such a shortcoming, an initiative was
announced to supply five million housing units over the course of 11 years from 1981
to 1991, under the slogan of “promotion of an advanced welfare state”. Given that the
total number of houses in 1980 was 5.319 million, the initiative to build five million
homes was in fact groundbreaking. Although the goal was not met, the establishment
of Housing Site Development Promotion Act and the Housing Site Development
Corporation (1980), national housing fund (1981), Plan for Fostering Rental Housing
(1982), Promotion of Rental Housing Construction Act (1984) laid down the foundation
for systematic and large—scale housing and rental housing construction.

However, since the rental housing units that were actually provided were mainly rent-
to—own homes with five—year lease period, it is difficult to say that the Fifth Republic
truly sought to enhance the function of public rental housing as social safety net.

Entering into the era of “three lows” - low interest rate, low prices, low oil price -
between 1985 and 1987, the country experienced an economic boom with the average
annual growth rate of 10.7%. Moreover, the combination of ample liquidity and housing
shortage pushed housing prices and rents. A revision was made to the Housing Lease
Protection Act in 1987 to extend the term of lease to two years from the previous one
year in order to protect the tenants.

Due to housing instability, such as surging housing costs and rents, and the perception
of the government as an extension of the previous military regime, the Sixth Republic
(1987-1992) was compelled to address the severe housing shortage. In 1989, a plan
was announced to build two million homes by building five new towns (Bundang, llsan,
Pyeonchon, Sanbon, Jungdong) on the outskirts of Seoul over the course of five years.
The plan for providing two million housing units included a total 450,000 units of rental
housing, 250,000 of which were permanent rental housing for the lowest-income
group, 100,000 of which were five—year rental housing for employees, and 100,000
five—year rental housing for potential middle class.
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In the 1980s, approximately 264,000 units of rental housing were provided, including
five—year public rental housing and 43,000 units of permanent rental housing. Permanent
rental housing was provided at particularly low rent, since 85% of the construction costs
was funded by the government.

Table 3. Housing Supply System of the Two Million Housing Unit Construction Plan

Cate No. of Financial Development
Income Bracket Housing Type Units Built .
—-gory (10,000) Assistance Body
Urban poor Permanent rental 5 Government LH, local
(lowest decile) (23~40m) fund of 85% = government
Employee
Low-income Housing for |eF;SZ 10
workers workers
Public | (2"~4™ decile) (23~50m) Labor 15 National LH, local
welfare . government,
Housing .
_ ] , Fund private
Potential middle | Long—term rental (33~50mf) 15 un operator
class
(2~5" decile) Small house (33~60) 25
Middle class Medium-sized house 60 Ci(;:mj:;r;?cil
(6™~7" decile) (60~85m) ,
. Bank fund Private
Private -
Above middle : . ) operator
th 4 i Medium- to large—sized Housing
class (8"~10 , 50 ;
! house (85m'~) owners
decile)

Source: Lee Jongkwon et al. 2013, 93.
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3. The 1990s

With the successful implementation of the Two Million Housing Unit Construction Plan,
housing prices fell for the first time in 1993. The problem of housing shortage improved
significantly with the massive supply of housing after 1993. The Kim Youngsam
administration (1993-1997), with openness and liberalization as its core principles,
sought to revitalize the economy by supporting the private sector while reducing its
direct interventions. For public rental housing, the five—year rental housing was left to the
private sector, and the 50-year public rental housing, which was for low—-income earners
and tenants of the redevelopment area, was built by the public sector.

The Korean economy faced an unprecedented crisis during to the 1997 financial crisis
brought on by the financial liberalization, which caused massive unemployment” and
home price crash. The Kim Daejung administration (1998-2002), which was launched
while receiving bailout assistance from the International Monetary Fund (IMF), had
planned to provide around 500,000 units of public rental housing over the five—year term.
However, in order to comply with the demand of the IMF to run austerity measures,
the plan was drastically revised to building only 50,000 units of national rental housing.
People who earmned 70% or less than the average monthly income of the city worker
in previous year were eligible for national rental housing that was 85m* or smaller, and
those who earned below 50% were eligible for units 50m?* or smaller. The rental periods
for them were 10 and 20 years, respectively.

9 The labor market severely contracted due to bankruptcies, business closures, and restructuring, driving up the
unemployment rate from 2.6% (570,000) in November 1997, to 6.8% (1.46 million) in 1998, and 8.6% (1.78
million) in February 1999 (Kim Migon 2010, 10).
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4, The 2000s

As the economy gained vitality again in the early 2000s, the lowered housing prices and
rents also began to rise. In particular, Jeonse, the unique Korean lease type, changed
to monthly rents, increasing the financial burden for tenants and exacerbating housing
instability. In response to such a trend, the government continuously expanded the
supply of national rental housing. Eventually, in May 2005, ‘the 10~year National Rental
Housing Plan” was established to build 100,000 units every year from 2003 through
2012, a total of one million units. In September 2002, the rental periods for national
rental was unified as 30 years.

Under the Roh Moohyun administration (2003-2007), efforts were made to construct
100,000 units of national rental housing every year, and diversify the means of supplying
public rental housing so as to increase the supply. When looking at the construction
record for national rental housing, over 90,000 units were built annually from 2004 to
2006, and 104,000 in 2007. In 20083, the 10—year rental housing units, rent-to—own
homes with a ten year lease period, began to be supplied. In 2004, purchased-lease
homes, existing houses that were purchased and provided to the lowest-income
group, became available. In 2005, Jeonse lease homes'® began to be provided, a
public rental type in which the private sector homes that are leased by Korea Land &
Housing Corporation (hereinafter LH) and Seoul Housing & Communities Corporation
(hereinafter SH) are sublet to tenants. Through the supply of purchased-lease and
Jeonse lease housing, people in the low income brackets were able to stay in their
familiar neighborhood, and avoid the social stigma that come with living in a public rental
housing complexes.

10 For Jeonse lease housing, low-income households selected by LH or SH will search for a housing of their
preference and make a request to LH or SH, for them to sign a Jeonse lease contract with the owner and
sublease the house to the tenant. The disadvantage of Jeonse lease is that the tenant has to move if the
homeowner does not agree to extend the contract.
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In 2008, the Lee Myungbak administration (2008-2012) announced the Bogeumjari
Housing 1.5 million Units Construction Plan to supply 800,000 units of public rental
housing, and 700,000 units of public houses for sale over the course of 10 years from
2009 to 2018. This plan drove up housing supply which had hit the brakes during the
global financial crisis in late 2007." However, with mounting criticism against the low-
price homes for being a “lottery” and with the change of the government, the plan for 1.5
million housing units was scrapped.

With regards to the supply of rental housing, the supply of national rental housing was
reduced to 40,000 per year from the previous goal of 100,000, but the long—halted
supply of permanent rental housing, along with long—term Jeonse housing and equity—
type (installment contracts)'®, the two new types, began to be supplied. However, the
supply of long—term Jeonse or installment contract housing was close to none, since
they imposed great burden on the constructor. The long—term Jeonse housing stock in
2018 was only 33,000 units. Installment contract rental housing is categorized as 10—
year rental housing, according to the government classification criteria of public rental
housing.

A significant change in the supply of rental housing under the Lee Myungbak
administration was the resumption of rental housing supply for newlyweds and the
youth, who were in a blind spot of the housing policy. Public rental housing that was
constructed, purchased and leased for sublease from 2008 began to be supplied for
newlyweds, and purchased-lease housing and Jeonse lease housing were supplied for
the youth from 2011.

11 From 2009 to 2010, the proportion of housing supply from the public sector to the total housing supply
was substantially high at 44% and 36% in 2009 and 2010, respectively (Ministry of Land, Infrastructure and
Transport 2020, 340).

12 It is a new type of public rental housing designed for tenants to acquire equity (stake) in their rental housing
until becoming the owner of the house in 10 years. The equity acquisition rate is 30% in the initial stage,
additional 20% in the fourth year, another 20% in the eighth year, and the rest 30% in the 10th year. The
tenant should pay the rent for the stakes they do not own.
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5. The 2010s

The 2010s was the time when the importance of public rental housing was affirmed.
As interest rates remained low, Jeonse prices soared” and so did the level of monthly
rents, causing people to pay more attention to public rental housing. This is evident in
the 2014 study on residential conditions that included the questions of policy evaluations
and policy demand. 46.5% of the respondents who said housing support was necessary
cited the supply of public rental housing to be the second most needed support
following mortgages out of the nine housing support programs (Ministry of Land,
Infrastructure and Transport 2015a, 249-252)."

The Park Geunhye administration, which took power in 2013, began supplying a new
type of public rental housing called, “Happy House”, to tackle the issues of young people
avoiding marriage and giving birth due to the rising unemployment rate and increasing
housing costs. Happy House units are rental housing provided for young people, such as
those who just started out in a career, newlyweds'®, and college students, using sites
that can provide easy access to public transportation and job—housing proximity.

13 When interest rates are low, receiving a Jeonse deposit, which is only 40% to 60% of the house price, is a
serous loss for homeowners, when considering opportunity cost. As such, homeowners attempt to drastically
raise Jeonse price or convert it into monthly rent.

14 31.5% of the respondents said mortage support for housing purchase was their first proirity need among
the nine housing support programs, followed by 19.1% who said loans for Jeonse deposits. 16.3% of the
respondents picked the supply of long—term public rental housing, but combined with those who chose
short-term public rental supply (3.8%), the figure amounts to 20.1%. Given that a high proportion of the
respondents picked the supply of public rental housing to be their second priority need, the long—term public
rental housing supply is the second most needed support after mortgage support for housing purchse (Ministry
of Land, Infrastructure and Transport 2015a, 253).

15 In the early stages of the Happy House supply, newlyweds referred to couples who have been married for
less than five years, but from 2018 the restriction was eased to seven years, and also included soon-to-be
married couples who were set to be married before the time of moving in.
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200,000 units of Happy House were to be supplied in the course of five years.
However, the local residents and local governments opposed to the construction of
Happy House units due to the concern of a home price decline and traffic congestion,
resulting in a reduction of the supply of such houses to 140,000. In 2015, Special Act
on Public Housing was enacted, a comprehensive set of laws regarding the supply
and management of public rental housing, which was previously under the provision of
Rental Housing Act and Special Act on Public Housing Construction.

The Moon Jaein administration, which was launched in 2017, announced a new Housing
Welfare Roadmap'® that includes housing support programs tailored to the needs of
people in different life stages and income groups. The roadmap also includes a plan to
provide 650,000 unites of public rental housing in five years. Of the total units, 200,000
are for newly married couples and 300,000 for young people.

Korea is now putting more efforts in providing public rental housing than ever before. The
importance of housing in terms of ensuring the basic livelihood of people is becoming
increasingly evident, as demonstrated in the expansion of housing benefit both in terms
of its target and the amount.

16 It includes expanding the supply of public rental housing, increasing the number of households receiving
housing assistance, and expanding the targets for National Housing and Urban Fund loans for housing
purchase or Jeonse.
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1. Public Rental Housing Suppliers and Financing

1) Suppliers

The public rental housing in Korea refers to the houses constructed, purchased, or
leased by: the public sector, such as the central or local governments, the Korea Land
and Housing Corporation, or local public corporations;'” a corporate body established
with more than 50% capital investment from the public sector; or a private operator
designated by the Minister of the Land, Infrastructure and Transport, using funds
from local governments or the National Housing and Urban Fund.” Public housing is
categorized into rental and for—sale, and rental-to—own homes are also considered as
public rental housing.

As of 2018, the total inventory of public rental housing is approximately 1.57 million,
including 64,000 units of five—year public rental housing and 23,000 units of rental for
employee. To look at stock by owners, the Korea Land and Housing Corporation (LH),
established by the integration of the Korea Housing Corporation and the Korea Land
Corporation in October 2010, accounts for 71.2 % of the total inventory, followed by
local governments (including local public corporations) of 17.2%, and the private sector
11.6%. The reason the private sector owns 11.6% of the stock is because it supplies
rent—to—own homes, such as five—year and ten—year rental housing, etc.

The metropolitan area has more public rental housing stock compared to the national
average thanks to the efforts of the Seoul Metropolitan Government to supply rental
housing. Of the 216,692 units of public rental housing owned by local governments,
206,740 are owned by Seoul (Seoul Housing & Communities Corporation) (The Seoul
Institute, Seoul Housing and Communities Corporation 2019, 13). However, other local
governments, except for the Seoul Metropolitan Government, deem that the supply of
public rental housing should be done by LH, whose body is a central government.

17 Korea Rural Community Corporation or Korea Rail Road Corporation (KORAIL) can also construct rental
housing.

18 Special Act on Public Housing Construction. 2020. Law No.16902 (Jan 29, 2020 amendment of other laws).
Article 2, Clause 1.
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Table 4. Public Rental Housing Stock by Supplier (as of 2018)
(Unit: units, %)

Nationwide Seoul Metropolitan Area
Catetory : .
Stock Proportion Stock Proportion
LH 1,118,671 71.2 544,950 69.0
Local governments 269,659 17.2 216,692 275
(Local public corporations)
Private sector 181,912 11.6 27,702 35
Total 1,570,242 100.0 789,344 100.0

Source: Ministry of Infrastructure and Transport 2018.

When looking at the supply of public rental housing from 2007 to 2018, the role of LH
has shrunk until 2012 and grown again. If the goal of LH to supply 130,000 units of
public rental housing every year from 2018 is achieved, LH will add substantially more
units to its existing stock of 1.2 million units. The reason LH could supply and retain
such a big stock of rental housing is partly due to the financial assistance from the public
sector but also because of the profits that come from developing public housing site,
building homes for sale and commercial facilities, and creating industrial complexes.
In other words, cross—subsidiary investments are made, in which profits generated
from profitable businesses are used to implement projects that cause losses, such as
building public rental housing. However, with a decrease in the proportion of profitable
businesses and an increase in the supply of rental housing, LH is suffering from chronic
deficits.
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Figure 2. Public Rental Housing Supply by Supplier
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Note: Public rental housings include permanent, national, purchased-lease, 10-year, 5-year, installment,
Jeonse lease, long—-term lease, and Happy House.

2) Financing for Public Rental Housing Supply

Public rental housing is financed by (O the government budget, @ the National Housing
and Urban Fund, ® payments made by tenants, @ and funds from the operator.

(® The financial assistance from the government is part of the annual government
budget and the amount is subject to change depending on public rental housing types.
The funds are provided in the form of investments to the constructor. At the time of
organizational integration in 2009, LH was capitalized at KRW 20.9 trillion, and its capital
has since grown to reach KRW 33.4638 trillion in 2019. The government investment in
constructing public rental housing was the biggest cause of its capital increase.
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Table 5. Changes in LH Capital (2015-2019)
(Unit: KRW million)
2015 2016 2017 2018 2019

26,849,156 28,037,365 29,388,728 30,782,458 33,463,842

Note: End of year figures.

Source: LH website.

@ The National Housing and Urban Fund (NHUF) was reestablished in 2015 as the
National Housing Fund (NHF)'® was expanded to cover not only housing but also the
area of urban regeneration. In 1981, the purpose of the NHF was to provide loans to
constructors who build more than certain units of national housing® to promote housing
construction. It also had the purpose of assisting home buyers by making them take
over the loans from the constructor and repay them over a certain period of time,
once the construction was completed. In other words, the National Housing Fund is
characterized by assisting both the supplier and buyers, by making the home buyers to
take over the responsibility to repay the loans of the supplier.

The National Housing Fund particularly contributed to expanding the supply of homes
smaller than 85m?. The fund assisted building approximately 4.36 million units of
housing, or 33% of the total housing supply, from 1981 to 2010 (Korea Housing Finance
Corporation 2016, 143).

Currently, the NHUF is giving loans for the construction of public housing for sale and
rental, loans for home purchase or Jeonse, home improvement projects, and urban
regeneration projects. As of 2018, the NHUF was capitalized at KRW 171.3139 trillion,
with public rental housing-related loans worth KRW 51.7948 trillion, based on its loan
balance (Ministry of Land, Infrastructure and Transport 2020, 296). The financial resource
of the NHUF are government investment, national housing bond, housing subscription
deposit”’, and housing lottery.

19 The origin of the National Housing Fund can be found in the account installed in the Housing & Commercial
Bank using the national housing fund, raised by funds from national housing bonds (mandatory purchase
when purchasing a house), which was formed based on the Housing Construction Promotion act enacted in
1972, and lottery (Korea Housing Finance Corporation 2016, 140).

20 National Housing refers to housing units with an area of 85m" or less. Such a criterion was calculated based
on the minimum floor area per person of 16.84m", proposed by the UN in the 1970s, for a family of five (Lim
Seohwan 2002, 34).

21 Itis a savings to subscribe to, in order to receive public housing.
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The loan conditions of the NHUF for the construction, purchase and lease of public
rental housing are low—interest and extremely long—term, which demonstrates the
contributions of the NHUF in expanding the supply of public rental housing.

Table 6. National Housing Fund Loans for Publicly Built Rental Housing
(Unit: KRW million, %)

Loan Interest
Catetory Borrower limit rate Method of repayment
per unit | (per year)

Local government,

Korea Land ) )
National rental & Housing 36.76 18 Repayment in 15 years with a

Corporation, Local 70.62 30-year grace period

public corporation

Repayment in 15 years with a

Local government, 30-year grace period
Korea Land * 1% interest rate per year for
Happy House & Housing 47.69 1.8 a unit smaller than 30m* within
Corporation, Local a residential environment
public corporation improvement district or supplied
by the local government
smaller
, : 55 2.3
Public than 60m Hous!ng co_nstructor Repayment in 20 years with a
(public institution or .
rental ) 10 (or 15)~year grace period
60~85t private operator) 75 28

Source: Extracted from the financial assistance for publicly built rental housing (Ministry of Land, Infrastructure
and Transport 2020, 301).

® Payment made by tenants refers to the deposit they should pay to rent the house.
In Korea, the deposit is relatively much larger that other countries. For instance, for
five—year or ten—year rental housing, 50% of the construction cost™* after deducting
the NHUF loan would be determined to the deposit. Rental deposits are returned to
the tenant at the termination of the contract, but given the deposits are used for rental
housing projects, they are one of the means of financing. @ Funds from the operator are
the amount an operator should pay to supply public rental housing.

22 It means the housing price calculated in accordance with the supply conditions determined by the Minister of
Land, Infrastructure and Transport.
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The share of financial resources for public rental housing is different by type. The project
cost of national rental housing depends on the size of the housing set to be built, while
that of purchased-lease or Jeonse lease depends on the characteristics of the tenants.
Such differences, in turn, bring about the differences in rent levels. This is because a
greater government investment means lower project cost, which then leads to lower
rent levels.

When looking at the financial resources of project costs, the size of funding for newly
built public rental housing is determined by the fixed unit cost per square meter,*
and for purchased-leased and Jeonse lease is by the number of housing units. VWhen
constructed bigger or leased for a larger amount, the extra costs are to be paid by the
supplier. In the Seoul metropolitan area, the cost per housing unit is often substantially
higher, so when project operators, such as LH, are to supply purchased-lease housing,
they have to bear the entire extra costs. In case of Jeonse lease — which is not included
in the public rental housing stock but is part of the public rental housing supply — when
the public sector leases a bigger unit at the request of the tenant for Jeonse, the extra
costs are paid by the tenant.

23 There is no financial investment for the 5-year and 10-year construction types, and the maximum amount of
the National Housing and Urban Fund loans per house is set.
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Table 7. Financing for Public Rental Housing by Type (as of 2019)

Investment Nation Housing and Financial
Urban Fund loan Paid by Paid by assistance
Category (Government (ow i \ - 0 .
injection) ow ineterest loan enant perator per unit
provided by NHUF) (KRW 1,000)
Pe'{;‘srt“oezgr;‘f)”ta' 85% 0% 5% 10% 7,643 per 331
National rental* 30% 40% 20% 10% 7,643 per 3.3m
ing% jg;f)e 30% 40% 20%  10% 7,643 per 331t
Pay for
General 45% 50% 5% exceeding ;ggs?r?o E:‘I;
costs 9
. Pay for
Housing 50% 50% 0%  exceeding 20000 per
insecure housing unit
Purcha costs
-sed Pay for
lease | Newhwed [, g0 50% 5% | exceeding 00000 Per
Youth housing unit
costs
Newlywed |
Pay for
Ifj;ii 30% 50% 20%  exceeding ﬁgg's?r?g Ene.i
criteria) costts
General 0% 95% 5% 0% 80’0.00 per
housing unit
Housing 0% 100% 0% 0% 80,000 per
insecure housing unit
Jeonse  Newlywed |, 120,000 per
lease Youth 0% 95% 5% 0% housing unit
Newlywed ||
(eased 0% 80% 20% 0% 200,000 per
income housing unit
criteria)
Public rental 100% loan within the 75,000 per
(5-year, 10-vyear, o } . )
. limit per unit housing unit
installment)

*The investment for national rental housing differs by the size of the housing. The above data shows

maximum amounts.

Source: Ministry of Land, Infrastructure and Transport 2019.
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2. Eligibility and Rent System

1) Eligibility for Tenants of Public Rental Housing by Type

The income and asset criteria for tenants differ by the type of public rental housing.
Moreover, there are different sets of eligibility requirements within a single housing type.
And the special supply of public rental housing, which is provided for a specific group
of people (the displaced, persons of national merit, etc.), has eased income and asset
criteria. Thus, the eligibility rule for tenants is extremely complicated.

For instance, the eligibility for the tenants of permanent rental housing is divided into
one for general supply and another for high—priority supply (20%). The general supply is
further divided into 1% tier and 2™ tier, depending on the level of income and asset. The
method of supplying national rental housing, currently the most common type, is even
more complicated. Its general supply applies different income eligibility levels depending
on which of the three floor space categories the house belongs to. However, the special
supply, which accounts for 85% of the total supply, does not apply income or asset criteria.
Happy House, purchased-lease, and Jeonse lease apply different income and asset criteria
for each group of tenants — college students, the youth, newly married couples, the recipients
of the National Basic Living Security benefits, and the elderly.

Although there may be exceptions for working couples, newlyweds, etc.,?* the average
monthly income of city workers” household can be said to be the maximum income
level for the tenants of public rental housing. The asset standard for the tenants of public
rental housing is higher than the income standard. This is because the asset standard for
the tenants of permanent rental housing, whose income is mainly the lowest income,
is below the average net worth of the second quintile households, based on the Survey
of Household Finances and Living Conditions. The asset standard for the tenants of
national rental housing is below the net worth of the third quintile. The asset standard
for the tenants of Happy House is below the average net worth of the third quintile
households for the elderly and newlyweds, and the average net worth of the age group
for the youth and college students.

24 Raising the income standard for newlyweds to 120% of the average monthly income of city worker’s
household can be said an incentive for newly married couples, due to the concerns of severely low fertility.
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The Table 8 below shows that there is purchased-lease and Jeonse lease type public
rental housing for households whose asset belongs to the bottom 50% bracket. In
addition, not only Happy House units but also purchased-lease and Jeonse lease
housing units are provided for the youth and newly married couples based on the same
income and asset criteria. The reason the eligibility standard for Korea public rental
housing is complicated is because it seeks to meet the two goals — ensuring housing
stability for low-income households and addressing low fertility®® - through multiple
means (construction, purchased-lease, Jeonse).

Table 8. Income and Asset Criteria for Tenants of Public Rental Housing by Housing Type

Category Income Criteria Asset Criteria
Recipi f National Basic Livi
) §C|p|ents .O ational Basic Living Asset criteria of the recipients of National
1st tier Security benefits (below 50% of standard o ) )
o 26 Basic Living Security benefits
median income™’)
Permanent Asset: below the average net worth of the
d quintile h holds based on th
) Below 50% of the average monthly second quintiie house .O s base or? ) ©
2nd tier ) ) , Survey of Household Finances and Living
income of city worker's household -
Conditions
Automobile: less than KRW 25 million
Up to Below 50% of the average monthly
50m* income of city worker's household Asset: below the average net worth of
the third quintile h holds based on th
. Up to Below 70% of the average monthly © fhird quintrie ouse. olcs base O.n ) ©
National ) ) , Survey of Household Finances and Living
60m income of city worker's household .
Conditions
Over Below 100% of the average monthly Automobile: less than KRW 25 million
60m* income of city worker's household

25 The total fertility rate of Korea rose to 1.30 in 2013 after recording 1.08 in 2005, but declined again down to 0.98
in 2018 (population trend survey in relevant year from Statistics Korea).

26 The standard median income is the standard used by the government to implement various welfare policies for
the people, and means the median value of national household income. Based on the data from Statistics Korea
the Central Livelihood Security Committee deliberates, decides and announces it every year.
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Asset Criteria

Category Income Criteria
Elderly Below 100%_("( the average monthly Asset: below the average net worth of
income of city worker's household the third quintile households based on the
Below 100% (120% for working couples) Survey of Household Finances and Living
Newlywed | of the average monthly income of city Conditions
worker's household Automobile: less than KRW 25 million
Below the average net worth of households
Youth Below 80% of the average monthly ages between 30-39, based on the
Happy income of city worker’s household Survey of Household Finances and Living
House Conditions
) £ one’ hi
Combined asset of one’s own and his Below the average net worth of households
College parents, below 100% of the average
; ) , under the age of 30, based on the Survey of
students monthly income of city worker's ) o .
Household Finances and Living Conditions
household
Recipient ) )
e<:|p|e_n S Below 44% of the standard median Income recognized under the
of housing ) ) S .
) income National Basic Living Security Act
assistance
General Same as general supply of permanent Same as the asset criteria for
permanent rental

Elderly rental

Same as the asset criteria

Below 70% of the average monthly
for national rental

Purchased= | 1 ti-child
income of city worker's household

lease
Youth Same as the asset criteria
Same as Happy House for 1 0
Newlywed or Happy House
Same as the asset criteria for
General Same as permanent rental
permanent rental
Jeonse
Youth
Same as Happy House Same as the asset criteria for Happy House
Newlywed

Note: Eligibility criteria are simplified for better understanding.

Source: [Appendix 3]-[Appendix 4]-[Appendix 5] of the Enforcement Regulations of the Special Act on Public
Housing, Guidelines for Processing Purchased-Lease Rental Housing, Guidelines for Processing

Jeonse Lease Housing.
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However, the complex nature of public rental housing types and eligibility criteria cause
serious problems. In order to acquire a public rental housing, a prospective tenant
should read the tenant recruitment notice and apply for it, but there are instances where
people do not understand the differences between public rental housing types and thus
spend money on consulting services (Seoul Institute, Seoul Housing and Communities
Corporation 2019, 27). In particular, Jeonse lease housing, the accumulative stock
of which amounts to 377,587 units as of 2019 since its beginning in 2005 (Ministry
of Land, Infrastructure and Transport 2020, 255), the understanding of consumers is
more insufficient in that it recruits tenants without the real thing of rental housing. For
reference, the following figure shows the process of supplying Jeonse lease housing.

Figure 3. Process of Supplying Jeonse Lease Housing

The Ministry of Land, LH Prospective tenants
Infrastructure and LH
T rt q y
fanspo Tenant recruitment File
. notice application
Planning i Tenapt
selection
Lessor < LH Selected tenant
LH < Selected LH
Move in tenant I
Afgsiss M"IZZ"“Y Search for a
Rt r Jeonse lease
Signing tOf I‘:ase (title analysis including house
contrac )

Source: Referred to the Guidelines for Processing Jeonse Lease Housing.

As demonstrated, public rental housing is complicated and the houses are supplied upon
the request of prospective tenants, there are websites, such as My Home portal” and
Jeonse lease portal®, as well as Housing Service Centers that provide consultancy on

the eligibility for public rental housing, the supply status by locality, and rental processes.

27 My Home portal site. https://www.myhome.go.kr
28 LH Jeonse lease portal site. https://jeonse.lh.or.kr
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2) Public Rental Housing Rent System

Before the supply of purchased-lease housing began, the rent levels of public rental
housing was determined in line with the construction costs. However, as new types
of public rental housing were added, and the differentiated approach was introduced to
apply different rent levels for tenants with different income levels — in consideration of
their capacity to afford the rent — the rent system became extremely complicated. It also
looks more complicated since the rents are comprised of deposits and monthly rents.
The following section analyzes the rent systems of permanent rental, national rental,
Happy House, purchased-lease, and Jeonse lease housing.

The rents of permanent rental housing is determined by the Ministry of Land,
Infrastructure and Transport through its Notification of Standard Rental Deposit and
Standard Rent of Permanent Rental Housing. Since 85% of the construction costs of
permanent rental housing is covered by the financial support from the government,
construction costs are extremely low: And so are deposits and rents. Currently, the
recipients of the National Basic Living Security Act benefits are applied the deposits and
rents at the 1992 initial levels with an increase rate lower than inflation rate applied. As of
2020, a recipient of the benefits who apply for permanent rental housing in Seoul that is
40m or smaller should pay KRW 4.06 million deposit, and KRW 80,100 rent per month.*
For those who are not pursuant to the National Basic Living Security Act benefits, a
deposit worth 20% of the initial housing cost and a minimum-level monthly rent, which
is 10% of the home price with additional fees for maintenance.

29 Comparing 1992 standard rental deposit and rent notification (No.1992-474) with the permanent to the
standard rental deposit of 50,400 won/m* and the standard rent of 1,008 won/m* in Seoul, the deposit and the
rent rose 2.01 fold and 2.00 fold, respectively, in the past 28 years.
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Table 9. Standard Rental Deposit and Rent for Permanent Rental Housing by

Tenant Type
Type Standard Rental Deposit Standard Rent
Ministry of Land, Infrastructure and
Land Transport (No.2020-2234)
Gfar:je Land Grading Standard Price per m*
Recipients Deposit (KRW) Rent (KRW)
of livelihood 1 Seoul 101,546 2,023
and medical - -
benefits ond Metropohtarj city, 96.303 1918
Seoul metropolitan area ’ ’
30 City Wlt.h mlnlmgm_300,0.00 91271 1816
population, Provincial capital
4" Others 86,634 1,723
10% of Housing price X Interest rate +
Depreciation cost + Repair and maintenance
General Price of the house for the year costs (5/1000 of construction cost), Fire
households moved in X 20% insurance fee, Provision for bad debts

(depreciation cost, repair and maintenance

cost), etc.

Source: Referred to 2020 standard rental deposit and standard rental fee for recipients of livelihood and medial
benefits of permanent rental housing (Ministry of Land, Infrastructure and Transport notification
No.2020-223, enacted Mar 2, 2020) and standard rental deposit and standard rental fee of permanent
rental housing (Ministry of Land, Infrastructure and Transport notification No.2019-413, partially

amended Aug 1, 2019).

The rent for national rental housing has been determined in accordance with the
construction costs until 2011. Today, however, the rent is differentiated according to
the size of the house, the characteristics of the tenant, and the location of the house by
reflecting the scale and location coefficients when determining the rental deposit. The
scale coefficient of 0.25 is applied for houses 30m* or smaller, 0.75 for houses up to 36
m (0.5 for recipients of the National Basic Living Security benefits), and for any house
bigger than 36m, a figure calculated by dividing the floor area of by 36m is applied.*
Location coefficient is divided into three locations: 1.15 for the Seoul metropolitan areas
with population over 500,000; 1.0 for other Seoul metropolitan areas, metropolitan cities,
provincial capitals; and 0.85 for the rest.

30 A value should not exceed 1.3 at maximum.
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Table 10. Standard Rental Deposit and Rent for National Rental Housing

Standard Rental Deposit Standard Rent

Standard rent = Depreciation cost + Annual repair and
Maintenance cost + Fire insurance fee and Fund interest +
National Housing Fund interest + Internal fund interest

Price of the house x 20% X Scale
coefficient x Location coefficient

Source: Notification on standard of National rental housing deposit and rent level (No.2019-414, issued Aug 1,
2019).*

Rents for Happy House are determined based on its rental deposit and rent standards.
Some of the key features are the fact that it is based on the rental rates of the
surrounding area, and different rental rates are adopted depending on the type of
tenants. The rates are based on the rent levels of the surrounding area, for which the
project operator investigates the rental transactions of similar housing units in the
surrounding cities and counties, such as detached houses, apartments, multiplex
housing, dormitories, studio flats, and urban lifestyle housing of the recent one year.
The rent to be paid by tenants is determined by multiplying the value of the different
coefficients from 0.6 to 0.8 according to the type of tenants in the set rental price. In
other words, tenants who earn the least of amount of income and are recipients of
housing benefit will pay the least amount of rent, and those who earn relatively more,
such as newlyweds or workers will pay higher rents.

Table 11 Coefficients for Happy House Rent by Tenant Type

Rent Coefficient by Tenant Type

UETZIES (Tenant—based coefficient)

Newlyweds, single—parent, long-time residents of 0.8
housing for SME employees '

Employees of industrial complexes 0.8

Elderly 0.76

Youth with income, residents of start-up assistance homes and 0.72
regional strategic industry assistance homes :

College students, youth without income 0.68

Recipients of housing benefit 0.6

Source: Regulations on the standard deposit and rent for Happy House (Notification by the Ministry of Land,
Infrastructure and Transport No.2019-859, partially amended Dec 20, 2019).

31 The notice stipulates the standard rental deposit and the standard rent, as well as the inter-conversion of
rental deposit and rent, the change or limit on rental deposit and rent, and the increase rate of the standard
rental deposit and the standard rent for those who do not meet the requirements for tenant eligibility.
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The standard deposit for Happy House is 50% of the market rental price multiplied by the
tenant-based coefficient, and the standard rent is determined by multiplying the standard
deposit by the conversion rate for Jeonse—to-monthly rent™ of the rental housing market.

Table 12. Standard Rental Deposit and Rent for Happy House

Standard Rental Deposit Standard Rent
Market rental price x Tenant-based Standard rental deposit x Market
coefficient x 50/100 Jeonse-to—monthly rent conversion rate

Source: Regulations on the standard deposit and rent for Happy House (Notification by the Ministry of Land,
Infrastructure and Transport No.2019-859, partially amended Dec 20, 2019).

Rents for purchased-lease rental housing are relatively simply determined compared to other
public rental housing types. According to the Guidelines for Processing Purchased-Lease
Rental Housing, which specifies the overall supply and management of purchased-lease rental
housing, the supplier can determine the rent for tenants of purchased-lease housing within the
price range of 50% to 80% of the appraised market price, depending on the tenant type.

Table 13. Rent for Purchased-Lease Rental Housing

Tenant Type Deposit and Rent

General, Youth, Newlywed | ,
Elderly, Multi-child

Newlywed || Determined by the operator within 80% range of the appraised market value

Determined by the operator within 50% range of the appraised market value

Source: Guidelines for processing Purchased-Lease Rental Housing (Ordinance No.1281 of the Ministry of
Land, Infrastructure and Transport, partially amended Mar 1, 2020).

The rent for Jeonse lease housing, in principle, is set to a certain percentage of the
amount of the NHUF loan allowed per unit, and monthly rent which is the interest on
the loan provided by the NHUF excluding the amount paid by the tenant. For instance,
the rental deposit for a Jeonse lease housing unit for a newly married couple in 2019
was KRW 24 million, which was 20% of KRW 120 million, and the monthly rent was
the interest on KRW 96 million. It is notable that if tenants use their own fund, they can
lease a Jeonse house worth up to 250% of the amount of loan from the NHUF.

32 The Jeonse-to-monthly rent conversion rate is applied when converting Jeonse deposit into monthly rent.
It varies by type of housing, and is announced by Korea Appraisal Board. The Jeonse-to—monthly rent
conversion rate in Seoul is 4%, as of May, 2020.
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Table 14. Rental Deposit and Rent for Jeonse Lease Housing

Rental Deposit Rent
5~20% of the NHUF loan depending on Interest on the NHUF loan excluding
the tenant type the amount of deposit

Source: Referred to the Ministry of Land, Infrastructure and Transport (2020, 255) and 2020 Newlywed |
Jeonse lease tenant recruitment notice from LH Jeonse lease portal site™.

Public rental housing contracts are renewed every two years. So long as the tenant
remains qualified for the contract, permanent rental housing contracts are renewable as
long as the housing serves its residential purpose, and national rental housing contracts
are renewable for up to 30 years. For Happy House, college students and young people
can stay up to six years, and newly married couples can renew their contract up to six
years without a child, and 10 years with a child. Those who receive housing benefit
and the elderly can renew their contract up to 20 years. Contracts for purchased-lease
housing is renewable for up to 20 years. Jeonse lease contracts are renewable for up to
20 years as well, though the housing unit may change in the meantime.

33 LH Jeonse lease portal site. https://jeonse.lh.or.kr/jw/main.do
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3. Securing Housing Sites

Securing housing sites is a crucial part in supplying public rental housing. On January
1, 1981, the Housing Site Development Promotion Act (Law No.3315, enacted on
December 31, 1980) was enacted in order to solve the urgent housing shortage in
urban areas by developing and supplying housing sites at large scales at low cost, and to
successfully carry out public housing construction projects.

A feature of the Housing Site Development Promotion Act is that the area necessary for
large—scale development of the housing site can be designated as a prospective housing
site development district, allowing the land to be expropriated once the housing site
development project is implemented. In addition, once the project plan is approved, it is
considered to have been approved by other development-related laws. In the early stages
of the enactment of the Housing Site Development Promotion Act, the operators were
Korea Land Development Corporation and Korea National Housing Corporation. From 1999
local corporations and from 2007 a corporate body established by public enterprises and
housing construction companies can also implement housing site development projects.

Construction of five new cities to supply 2 million houses, which began in 1989, was
also promoted under the Housing Site Development Promotion Act. By the end of 2016,
619 districts with a total area of 576.7ki* were designated as housing site development
districts, of which 407 5k in 573 districts have seen project completion (Ministry of Land,
Infrastructure and Transport 2020, 167). Most permanent rental housing units have been
built in the areas designated as housing site development districts. LH was able to build
housing units all across the country thanks to these housing site development projects.
The housing sites excluding public housing projects (including sales and rental) and public
use are sold to the private sector. The public operators earn profits in this process.

The practice of constructing public rental housing on the land secured by the Housing
Site Development Promotion Act changed to construction under a special law while
reviewing the supply of national rental housing. In order to supply 100,000 units of rental
housing each year, securing low—cost housing sites near cities is important, but the
existing housing sites did not satisfy such needs. In addition, when the local government
has the right to approve the housing business, it was difficult for the housing corporation
on behalf of the central government to build rental housing that the local government
sees as the target of NIMBY.

PART Ill. SUPPLY SYSTEM FOR PUBLIC RENTAL HOUSING



3. Efixjets

TTUGEE STHHON S28 XS HRIEHOICE 19811 12 12
33153, 1980.12.31. HRO| AIE 22 EAIXI| A3t FEHS oH4517| Slof T4z
LB HXVISKIS MR 7202 (IROR FSHORM BT NS HBHOE 43

of7| ?{20[RALH.

TURPILERIY O SHS XIS HRRR TGt LR XIS HAPILOINATE XHE
4 QUO, HXPHLAIRIO| AHEIR! EX| 58 +88 4 U 5t 20/ E3, SRPHE Al
%

E = -, T
8lo] 01 IO JHUNAD BT CIZ HO| £9IS WS HOR ZITFILL XY 0| H
FEE 2719 AGARMAE SREAPHESAL

CHSIREHZALICE 1990 E = X|BFZAL 12|
11 2007H2E = SHQ| AAXRE FEALARIKLY

b EA1OI0] SEeh Hole HAPHRAIRS Al
st A olCt

1989101 A|ZHE 2002t = FE4SES Pfe 5/ LAl e TEHRPHUETIY 0ff ol L=
Ct. 2016E LK S 61978 KI5t 576. 7k 7t BHAPHEX|TL7 XFEO QI2H, OIF 5737 K|+
407.5k12] ARI0| 2R EIQUCHBE WSS 2020, 167). [FPUHFEH]0| LS efxpx|nz

KRSE 20| BIEIZC LI B2 SUR0) S48 21951 25 XA il BB%
SARISYT ) B3, BBEX| SS HIISH EiXl= BII0f7 BHZLEICE 0] TN BB

), S5&
A= W0 S =iSok f

CHRPHLSTI O O3 S K| Slo| BRYUFUS THIGHE TS [FIFY] 33

5SSOI 50 Ofet 242 PISIEISIC. Ol 108 B2 QIS 2P| St

NSRS A 9201 SR S5 BRI, 7| o) SRR 0l S8 021501 HE
B

Ch. S8t ZEALR] SOIO| XIRHHI0] s HEOIN BYTLE LIS FTA

HinivBY2 I HéJOEEE HUZTEIS K7 |7 X[ 247 | THZ20]C.

P RIRERIOIA



VAl

As sites for building national rental housing, Limited Development Districts (green belt)™,
designated areas for the purpose of staving off reckless expansion of cities and
conserving the natural environment around the them, was discussed. Although the idea
of using green belt areas was met with harsh criticism, the goal of securing public rental
housing stock, which was severely lacking, gained the upper hand. The Special Act on
the National Rental Housing Construction (Law No.7051, enacted on December 31,
2003) enacted in December 2003 includes designating Limited Development Districts
(green belt) as the prospective districts for national rental housing, and the right of the
Minister of Construction and Transportation (current Minister of Land, Infrastructure, and
Transport) to authorize housing construction projects.

The Special Act on the Construction of Bogeumijari Housing is an amendment of Special
Acts concerning the construction of National Rental Housing, etc. The current Special
Act on Public Housing is also an amendment of the aforementioned laws. The Special
Act on Public Housing also includes laws related to the designation of districts for public
housing with the aim of providing more than 50% of the entire housing units as public
housing. The share of homes for sale and rental in public housing districts are designated
as 25% and 30%, respectively, showing that at least 30% of the housing units in public
housing districts are constructed for public rental. As of 2018, 63.1kn—wide 89 public
housing districts are designated across the country, and 51 of them with an area of 50.2
ki are located in Seoul metropolitan areas (Ministry of Land, Infrastructure and Transport
2020, 190). A lot more rental housing units are expected to be constructed in public
housing sites going forward.

However, not all newly built rental housing units are constructed in large scale in
suburban public housing districts. Happy House units are supplied using various types of
land in urban areas with convenient transportation.

34 From July 1971 to April 1974, a total of 5,397km? was designated across the country on eight occasion,
but it began to be lifted with the enactment of the Special Act on Designation and Management of Limited
Development Districts (LDD) in 2000. As of 2019, the area of LDD is 3,837km? (http://index.go.kr/potal/
stts/idxMain/selectPoSttsldxMainPrint.do?idx_cd=1003&board_cd=INDX_001).
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4. Case of Public Rental Housing Supply: Happy
House

The reason Happy House is taken as a successful example of public rental housing is
because it utilizes various types of housings and locations, well demonstrating new
facets of public rental housing. Moreover, it successfully overcame opposition from local
governments and local residents in the initial stages of its supply.

1) Characteristics of Happy House

What prompted the supply of Happy House to target the youth, who had been in a
blind spot of housing policies, has to do with the recognition that there is a correlation
between high housing costs and young people choosing to stay single, marry late, and
avoid giving birth. There is yet hard evidence that the supply of Happy House drove up
marriage or birth rate, but it certainly helps the youth who are struggling with housing
issues.

Happy House, which uses sites where job—housing proximity is secured, has been
supplied to young people, such as those who are new to the society, newlyweds,
college students, etc. since 2013. This does not mean that Happy House is only for
young people. 20% percent of its tenants are senior citizens and the recipients of
National Basic Living Security benefits. Different income and asset criteria are applied
depending on the tenant type. For instance, a college student who are eligible for Happy
House should have the amount of asset below the average net worth of those under
the age of 30, and the combined net worth of oneself and his parents should be less
than the average monthly income of city worker's household. Rent levels may vary
depending on the tenant type; 80% of the market rate for newlywed couples, 60% of
the market rate for recipients of livelihood benefits.
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Table 15. Characteristics of Publicly Built Rental Housing Types

Public Rental .
Category Happy House (10—year) National Rental Permanent Rental
Promoting housing | . Supporting low - Promoting housing Promoting housing
S . ) income households
Objective | stabiliy and housing

welfare for the youth

who seek

homeowenership

stability for low—
income households

stability for the
lowest-income

group
Main Slte§ that can Residential districts | Residential districts Existing urban
. secure job—housing | . . . . o
Location - including new towns | including new towns districts
proximity
College students, Lowest-income
. households
Newlyweds, Fresh Those with . . .
Target of . Low-income including the
out of college, the savings for - .
Supply ) e households recipients of National
Elderly, Socially subscription S .
Basic Living Security
vulnerable :
benefits
Depends on Depends on
Income the tenant type, the tenant type, Maximum 50%
Criteria Maximum 120% None Maximum 70% of the AMI of city
of the AMI* of city of the AMI of city | worker's household
worker's household worker's household
Depends on the
tenant type, less Less than the Less than the
Asset than the average None average net worth | average net worth
Criteria net worth of the of the 3” income of the 2" income
3" income quintile quintile households | quintile households
households
Housing
Scale Up to 4bm* Up to 8bm*

(Floor area)

Rent Level

60~80% of the

Up to 60m*

Up to 40m*

market rate

Up to 6 years

80~90% of the
market rate

55~83% of the
market rate

30% of the market rate

Rental
Period

for the youth, 20
years for industrial
complex workers
and recipients of
livelihood benefits

5~10 years

Up to 30 years

Permanent

* AMI means the average monthly income.

Source : Referred to the Ministry of Land, Infrastructure and Transport (2014, 6) and the Enforcement Rules of
the Special Act on Public Housing [Appendix 3], [Appendix 4], [Appendix 5] and [Appendix 6].
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2) Active Policy Response that Overcame Opposition

The initiative to provide 200,000 units of Happy House, announced in February 2013,
faced severe opposition from the local government and local residents, leading to a
revision of the target to 140,000 units in the same year December. Although the total
supply was reduced, the government response in its process was effective, and in turn
upgraded the quality of public housing in Korea.

The reason the government policy was deemed effective is because: first, it increased
the share of the supply of Happy House units for the youth to 80% from the previous
60%, successfully reducing opposition from the local residents to the influx of the elderly
population and low-income group, specifying the target beneficiary of the project, in an
attempt to distinguish itself from the existing public rental housing (Kim Taeeun 2017,
14).

Second, it diversified the type of lands used for Happy House and utilized them in
conjunction with urban regeneration and industrial complexes. In its early stages, Happy
House units were originally planned to be built on retarding basin, railway sites, and
unsold public facility sites, but gradually shifted toward using public parking lots and
under-used sites for public facilities (community center, community security center,
community welfare center). As such, project operators of Happy House were allowed
to use publicly—owned lands for maximum 50 years, and regulations were put in place
to allow them to build sales, business, and accommodation facilities as well. In addition,
dilapidated or empty houses in the old new towns were purchased and rebuilt, and sites
in industrial complexes or owned by public corporations were also utilized for Happy
House. As land supply for Happy House became more diversified, more diverse types
of homes were provided, such as homes in multipurpose buildings, apartments, row
houses, multiplexes, multi-household houses, and urban lifestyle housings. The number
of supply units also diversified from two digits to more than three digits. Furthermore,
Happy House for industrial complexes, 90% of which is supplied for workers, was
introduced.
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Third, as a means of addressing the strong opposition from local governments against
the central government-led supply of Happy House, an approach to strengthen the role
of local governments and provide various incentives was taken. Whereas previously
project proposals were made by operators and prior consultations were done between
the central and metropolitan governments, primary local governments also gained
the authority to take part in the consultation process with relevant agencies. When a
local government (or a local public corporation) was the supplier, the National Housing
Fund was provided at a lower interest rate, and local governments where there are
Happy House units or included in a Happy House project plan are given extra credit
when vying for urban regeneration projects. In terms of the scale of Happy House
supply, the discretion of local governments was expanded, allowing the head of a local
government to select the tenants of 50% of the supply by income class, according to
individual criteria. Since March 2016, as for Happy House units directly provided by a
local government, the chief of the local government has the right to determine to which
100% of the supply will be provided, based on individual standards.

Figure 4. Revision of the Designation Process of Happy House District

Pror Public
5 Project Subcommittee consultation . Central urban .
< notice . District
o proposal for demand (central: planning i
c . for . designation
@ (operator) assessment metropolitan . committee
< residents
governments)
g Evaluation Committee Consultation Public Central
'g meeting for Project for with notice urban District
I prospective proposal prospective relevant for planning designation
= sites site selection agencies residents committee
(New) (New) (14 days)
Primary local Private
government experts, etc.

Source: Ministry of Land, Infrastructure and Transport 2014, 9.
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Fourth, the government attempted to supply a variety of facilities and services in order
to address the opposition from the local residents and make Happy House an attractive
public rental housing. In July 2014, the Mininstry of Land, Infrastructure and Transport,
the Ministry of Culture, Sports and Tourism, the Ministry of Health and Welfare, the
Ministry of Employment and Labor, the Ministry of Gender Equality and Family, the
Office for Government Policy Coordination, and the Small and Medium Business
Administration signed MOU to provide Happy House in conjunction with resident
convenience services. Through this effort, nine projects in the areas of employment,
childcare, culture, sports, family, start—up service were first conducted in conjunction
with Happy House. Such endeavors enabled the implementation of Happy House
not simply as a housing construction project, but a community project pursuing both
convenience facilities for the residents and fostering the culture of local community.

Table 16. Support Facilities for Happy House by Central Government Department

Category Function Facility
Basic Cosrzrrciiglty Daycare center, Senior citizen community center, Library, Public
Facility facilities sports facilities, etc.
. Community center (Ministry of Culture, Sports and Tourism), Cultural
Community - ) o
o complex (Ministry of Culture, Sports and Tourism), Communication
vitalization
room (local government), etc.
Job-seeking Support Center (Ministry of Employment and Labor, local
government), Communal workshop (Ministry of Health and Welfare,
Employment/ . ) -
Jobs local government), Social Enterprise (Ministry of Employment and

Labor, Korea Social Enterprise Promotion Agency), SME consulting
center (Ministry of Science, ICT and Furture Planning), etc.

Specig!ized Childcare/Care (Night) State-run day care center (Ministry of Health and Welfare),
Facility Kids Center/Ede Center (LH), Small Libary (LH), etc.

Health center (branch office) (Ministry of Health and Welfare),

Community Health Center (Ministry of Health and Welfare), Local

gym and park (Ministry of Culture, Sports and Tourism), etc.

Heath/Medical
care

Public

- . Community center, Police substation, Post office (Express), etc.
administration

Commercial district (general commercial district, DIY, specialized

h B
Others commercial district, etc.)

Source: Ministry of Land, Infrastructure and Transport 2014, 17.
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Through such policy revision, Happy House, 362 units of which had been provided in
2013, drastically increased to 26,618 units in 2014, and 193,410 units by the end of
2019. Looking at the ratio by supplier, LH accounts for 83.9% of the total supply of
Happy House, in stark contrast to the supply (16.1%) by local governments. The overall
supply expanded until 2016, and the amount supplied by local governments significantly
rose as well. However, with the change of the government in 2017 the trend reversed
downward, and bounced back in 2019 as the rental housing supply began in earnest
with the implementation of the Housing and Welfare Roadmap. The supply off Happy
House units will increase, if the roadmap is steadily put into practice.

Figure 5. Number of Happy House Units by Supplier (2013-2019)
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Source: Ministry of Land, Infrastructure and Transport 2020, 232.

When analysing the trend of supply of Happy House units in Seoul from 2015 to 2018,
the supply was relatively stagnant in 2016 but substantially has increased since 2017.
The reason behind such an increase is because 25 gu-offices (district offices), along
with the Seoul Metropolitan Government, are supplying Happy House units. Considering
the high concentration of young people, including fresh—out—of-college workers, and
universities in the city, Seoul is expected to see more supply of Happy House going
forward.
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Figure 6. Happy House Supply in Seoul by Supplier (2015-2018)
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Source: MOLIT Statistics System.
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1. Public Rental Housing Supply, the Sooner
the Better

The Korean government was quite passive in supplying public rental housing before the
2000s. This is because it deemed the housing shortage and housing instability of low-
income households will be addressed naturally with a quantitative increase of housing supply.

However, even after a substantial amount of housing was supplied, the issue of housing
shortage for low—income households persisted, and their housing costs kept increasing
in line with the increase in home prices and rents. Market—driven housing supply alone
could not ensure housing stability for low—income households, and in fact will only widen
the gap between different social classes. In other words, no matter how many houses
are supplied, the housing problem of low—-income families cannot be solved because
housing is an expensive commodity.
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Therefore, housing support from the government is called upon, and in a country
suffering from quantitative housing shortage, public rental housing is an effective means
of addressing the problem. This is because rent subsidies can lead to rent increases
when housing is scarce. If the number of quality public rental housing increased as
much as the supply of homes for sale did, home prices and the rent prices of private
sector homes would have been affected. Also, if public rental housing had been
supplied earlier, it would have been possible to supply better housing sites at low cost,
but supplying public rental housing amid soaring home prices and the lack of adequate
sites entails substantial amount of difficulties. Although the Korean government has
been late in its start, it is putting efforts to actively supply public rental housing. In 2000,
the share of public rental housing only accounted for 2.3% (270,000 units) of the total
housing stock,* but it rose to 7.1% (1.483 million units) in 2018. Public rental housing
is projected to increase at a rapid pace, to account for 10% of the total housing stock by
2025, amounting to roughly 2.4 million units.

Though it may be financially burdensome, securing public rental housing stock in
the early stage of national development not only contributes to social integration, but
also proves to be more effective from the financial and site securing perspectives, as
demonstrated in the case of Korea with its public rental housing supply.

35 In 2000, the total housing stock was 11.493 million units, 190,000 of which were long—term public rental
housing stock, and 79,000 of which were 50-year public rental (Ministry of Construction and Transportation
2008; 421, 447).

PART IV. IMPLICATIONS FOR INTERNATIONAL DEVELOPMENT COOPERATION



Mt Z59| FAXIH0| Qe FEI0| ¥Ho= BES /M= SSYUFH 50| 21t
ZO|C}. FEH0| = oM itz BExE= Yiliz Qs =aol| 0L 2= S50

il
op of mY 12 o

SO0LE ATE YA SSUFEE 20| SO0{%ICHH eV BI7iReo] Qs AN F
22 01 4= QIO Eot AN SIQUNIFES SEICH O £22 BX|0| MFsHHIECE S58 4
QIS Z0|C} 0]0] FEHVIAH0| 5Sotd! MEst XL Sl AN SSYUUFES S50tk A
Ol AEet 0{2420| MEL. SN E ord UK O TSt oAt SUoHHA S3E
EHO| ZZ0f =245} QICH 2000H0{= S2UCHRERO| FR| REH X410 2.3%0 E1fet 272t 5
O SBIAOLE,* 2018H01= 7.1%Q1 14821 3M S 2 ZII5IQCt YOZ = O HIE 42 22
QUCHZEHO| SOLF 2025EH0]= ZIA| KHT2| 10%Q1 2408t 2 SO0 4O O AM=ICt

MgHo= e 20| SHE =77 EToks 27| HARH SSYUUTE M1 S 2f=E5k= A0|
SISE0H| 7101 =2 Ot et WEAO 2Lt EiX|etE HOM B 2 2HYS o= SSYUFE S

B Sofl =AY+ US AOIC.

35 20004 ZA| ZE4 K= 1,1498F 3% 50|04, A17| ZRQUCNZE] X 1= HPQCHZEL 199t 5, 504 2R 72t 9F
SO|CHZM ISR 2008; 421, 447).

M4y =HHE R AMNE | 92



93

2, Establishing Supply System Based on Legal
Grounds

In Korea, diverse types of public rental housing is supplied as new governments add
new types when taking office. In 2000, there were only three types of long-term public
rental housing: permanent rental, 50-year public rental, and national rental. However,
it expanded into nine types as of 2018, including permanent rental, 50-year rental,
national rental, long—tern Jeonse, 10-year rental, purchased-lease, Jeonse lease, and
Happy House. The means of supply also diversified to include new construction, and
purchase or lease for sublease. The forms of housing and housing sites also diversified.

The diverse types of public rental housing can be a merit in terms of providing
prospective tenants a wide range of options to choose the types and location of the
public rental housing. However, its complexity can create difficulties for prospective
tenants and even relevant authorities (Seoul Institute, Seoul Housing and Communities
Corporation 2019, 2). In addition, As the supply of existing public rental housing decreases
and new types are added, it is difficult to predict the future supply of public rental
housing in demand. This is due to the fact that, although a long—term plan for the supply
of public rental housing had been announced, the plan was scrapped with the change of
the government.

The reasons those types of public rental housing are complicated and the existing supply
plan was abolished were because there had been no particular law related to it before
the enactment of the Special Act on Public Housing in August 2015. If the law had to
be revised, new type of public rental housing, eligibility for tenants, rental period, and
rent system would inevitably be reduced due to the change of government. It would be
unnecessary to discuss the integration of permanent, national, and 50—year public rental
housing that is currently being promoted in the face of difficulties.
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Also, guaranteeing the supply of public rental housing by stipulating the financial
resources for its supply in the law is necessary. The expansion of public rental housing
by the British local governments was greatly impacted by the Housing and Urban
Planning Act (Addison Act), which stipulated local governments to extract one pence per
pound of annual ratable value from property tax for the expansion of public rental housing
supply, and central the government to subsidize any exceeding amount (Kodama, Oba,
Kakitani , Hirayama 1999, 23). In Japan, the 1951 Public Housing Act stipulates that, of
the two types of public rental housing, Type 1 or Type 2, the central government will
fund 2/3 of the construction costs for Type 1 housing, and 1/2 for Type 2 housing.* The
Special Act on Public Housing in Korea does not yet specify the financial assistance from
the central government for the construction of public rental housing.

Policies regarding the public rental housing supply do require changes in accordance with
the changing times and socio—economic conditions, and improvements are certainly
needed. However, consistency and durability of the policies is essential for ensuring
public trust. The public rental housing policy should be continuously supplied in a way
that makes it easy for tenants to judge their own possibility of occupancy. Therefore,
in order to supply and distribute public rental housing, a law was created from scratch
rather than an ad hoc response, and based on the law in the long term.

36 Public housing is a rental housing provided by local governments to people in need of house (those who
cannot secure housing for themselves), and after the revision of the Public Housing Act in 1996, the Type 1
and Type 2 classification was abolished. There were 2.169218 million units of them as of 2015 (Ministry of
Internal Affairs and Communications Administrative Evaluation Bureau 2018, 3-4).
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3. Promoting the Role of the Local Government
as Supplier

Public rental housing supply in Korea has been spearheaded by the central government
in cooperation with LH, its project operator. As a result, a substantial amount of rental
housing has been provided over a short period of time. The reason LH was able to
construct and secure a large number of public rental housing units was because LH has
the financial capacity to make pre—investments with its own funds once the government
announces its public rental housing supply target, and also available housing sites, and
relevant technology. This demonstrates the advantages of a government-led, LH-
implemented project.

However, having the central government plan for the supply of public rental housing and
its affiliated organizations to supply the housing undermined the sense of responsibility
for local governments in the process. The reason Korean local governments refuse to
authorize the supply of rental housing in their jurisdiction is because they deem these
projects not something of their own.

The supply and demand of housing inevitably has to take into account local
characteristics, and it is necessary that local governments, with the capacity to link
administrative services, directly supply public rental housing so as to supply it to those
most in need. This calls for the need to devise measures that can encourage local
governments to supply public rental housing. As such, institutional support, such as
lifting the cost burden of operators in public rental housing construction, and having the
central government to provide funds for operation and management is necessary, so as
not to increase their debt. This is because the establishment of public rental housing in
an area inevitably leads to an increase in the welfare budget for the local government.
In addition, rather than applying a monolithic selection criteria to all regions, each local
government should be allowed to use its own criteria tailored to its needs. When local
governments take the lead in supplying public rental housing, the effect of public rental
housing policy can be substantially enhanced.
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Supply of Public Rental Housing by Type

1. Permanent Rental

Appendix Table 1. Supply of Permanent Rental Housing Nationwide and in the
Seoul Metropolitan Area (2007-2018)

(Unit: unit, %)

Category Total LH Local Government
Supply Unit Ratio Supply Unit Ratio

2007 0 0 - 0 -

2008 0 0 - 0 -

2009 3,633 3,633 100.0 0 0.0
2010 10,103 8,890 88.0 1,213 12.0

2011 6,462 5,292 81.9 1,170 18.1
2012 3,385 337 10.0 3,048 90.0
Nationwide 2013 4,591 3,561 77.6 1,030 224
2014 1,518 1,518 100.0 0 0.0
2015 1,353 1,097 81.1 256 18.9

2016 2,499 1,271 50.9 1,228 49.1

2017 5,399 5,059 93.7 340 6.3
2018 7,561 5,468 72.3 2,093 27.7
Total 46,504 36,126 77.7 10,378 22.3

2007 0 0 0
2008 0 0 0

2009 3,083 3,083 100.0 0 0.0
2010 8,490 7,277 85.7 1,213 14.3
2011 4,518 3,516 77.8 1,002 22.2
Seoul 2012 1,079 337 31.2 742 68.8
Metropolitan 2013 1,125 1,125 100.0 0 0.0
Area 2014 924 924 100.0 0 0.0
2015 808 752 93.1 56 6.9
2016 564 30 5.3 534 94.7

2017 1,891 1,891 100.0 0 0.0

2018 4,013 4,013 100.0 0 0.0
Total 26,495 22,948 86.6 3,647 13.4

Source: Ministry of Land, Infrastructure and Transport, each year, rental housing statistics.

109 | APPENDIX



OosiH A = al—1 Al
w38 S3UUFH 38 24X
1. iy

BE ¥ 1, ¥M38} £ FpolisEe 2 22(2007~20184)

om

LH s
7 =g — e — e
oH=2T = ouH=2T =

2007 0 0 - 0 -

2008 0 0 - 0 -

2009 3,633 3,633 100.0 0 0.0
2010 10,103 8,890 88.0 1,213 12.0
2011 6,462 5,292 81.9 1,170 18.1
2012 3,385 337 10.0 3,048 90.0
= 2013 4,591 3,561 77.6 1,030 22.4
2014 1,518 1,518 100.0 0 0.0
2015 1,353 1,097 81.1 256 18.9
2016 2,499 1,271 50.9 1,228 491

2017 5,399 5,059 93.7 340 6.3
2018 7,561 5,468 72.3 2,093 27.7
| 46,504 36,126 77.7 10,378 22.3

2007 0 0 0
2008 0 0 0

2009 3,083 3,083 100.0 0 0.0
2010 8,490 7,277 85.7 1,213 14.3
2011 4518 3,516 77.8 1,002 22.2
2012 1,079 337 31.2 742 68.8

£ 2013 1,125 1,125 100.0 0 0.0
2014 924 924 100.0 0 0.0

2015 808 752 93.1 56 6.9
2016 564 30 5.3 534 94.7

2017 1,891 1,891 100.0 0 0.0

2018 4,013 4,013 100.0 0 0.0
T 26,495 22,948 86.6 3,547 13.4
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Appendix Figure 1. Supply of Permanent Rental Housing by Supplier (Nationwide)
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Appendix Figure 2. Supply of Permanent Rental Housing by Supplier
(Seoul Metropolitan Area)
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2. National Rental

Appendix Table 2. Supply of National Rental Housing Nationwide and in the Seoul

Metropolitan Area (2007-2018)

(Unit: unit, %)

Catetory Total LH Local Government
Supply Unit Ratio Supply Unit Ratio

2007 110,310 103,668 94.0 6,642 6.0

2008 84,802 75,065 885 9,737 115

2009 48,310 41,347 85.6 6,963 14.4

2010 35,252 25,778 731 9,474 26.9

2011 36,171 27,312 75.5 8,859 24.5

2012 30,579 20,683 67.6 9,896 324
Nationwide | 2013 36,411 30,019 82.4 6,392 17.6
2014 46,680 38,579 826 8,101 17.4

2015 19,408 13,960 71.9 5,448 28.1

2016 14,107 11,118 78.8 2,989 21.2

2017 31,229 21,912 70.2 9,317 29.8

2018 56,242 50,468 89.7 5,774 10.3

Total 549,501 459,909 83.7 89,592 16.3

2007 56,310 51,777 91.9 4,533 8.1

2008 42,979 33,646 783 9,333 21.7

2009 31,708 25,728 81.1 5,980 18.9

2010 24,589 16,425 66.8 8,164 332

2011 15,871 8,837 55.7 7,034 44.3

Seoul 2012 15,101 6,822 452 8,279 54.8
Metropolitan 2013 20,854 15,294 733 5,560 26.7
Area 2014 30,706 24,352 79.3 6,354 20.7
2015 9,758 5,055 51.8 4,703 482

2016 6,005 3,216 53.6 2,789 46.4

2017 17,671 9,807 55.5 7,864 44.5

2018 25,179 20,897 83.0 4,282 17.0

Total 296,731 221,856 74.8 74.875 25.2

Source: Ministry of Land, Infrastructure and Transport, each year, rental housing statistics.
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2007 110,310 103,668 94.0 6,642 6.0
2008 84,802 75,065 88.5 9,737 15
2009 48,310 41,347 85.6 6,963 14.4
2010 35,252 25,778 73.1 9,474 26.9
2011 36,171 27,312 75.5 8,859 24.5
2012 30,579 20,683 67.6 9,896 32.4
H= 2013 36,411 30,019 82.4 6,392 17.6
2014 46,680 38,579 82.6 8,101 17.4

2015 19,408 13,960 71.9 5,448 28.1
2016 14,107 11,118 78.8 2,989 21.2
2017 31,229 21,912 70.2 9,317 29.8
2018 56,242 50,468 89.7 5774 10.3
A 549,501 459,909 83.7 89,692 16.3

2007 56,310 51,777 91.9 4,533 8.1
2008 42,979 33,646 78.3 9,333 21.7
2009 31,708 25,728 81.1 5,980 18.9
2010 24,589 16,425 66.8 8,164 33.2
2011 15,871 8,837 55.7 7,034 443
2012 15,101 6,822 452 8,279 54.8
=Ed 2013 20,854 15,294 73.3 5,560 26.7
2014 30,706 24,352 79.3 6,354 20.7
2015 9,758 5,055 51.8 4,703 48.2
2016 6,005 3,216 53.6 2,789 46.4
2017 17,671 9,807 55.5 7,864 445
2018 25,179 20,897 83.0 4,282 17.0
T 296,731 221,856 74.8 74,875 25.2
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Appendix Figure 3. Supply of National Rental Housing by Supplier (Nationwide)
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Appendix Figure 4. Supply of National Rental Housing by Supplier
(Seoul Metropolitan Area)
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3. Long-term Jeonse

Appendix Table 3. Supply of Long-term Jeonse Housing Nationwide and in the
Seoul Metropolitan Area (2007-2018)

(Unit: unit, %)

- . LH Local Government
Supply Unit Ratio Supply Unit Ratio
2007 - - - - -
2008 - - - - -
2009 2,278 1,215 53.3 1,063 46.7
2010 8,922 1,327 14.9 7,595 85.1
2011 3,630 0 0.0 3,630 100.0
2012 862 0 0.0 862 100.0
Nationwide 2013 1,580 291 18.4 1,289 81.6
2014 545 0 0.0 545 100.0
2015 167 0 0.0 167 100.0
2016 685 0 0.0 685 100.0
2017 1,755 0 0.0 1,755 100.0
2018 31 0 0.0 31 100.0
Total 20,455 2,833 13.8 17,622 86.2
2007 - - - - -
2008 - - - - -
2009 2,278 1215 53.3 1063 46.7
2010 8,922 1327 14.9 7595 85.1
2011 3,602 0 0.0 3602 100.0
Seoul 2012 862 0 0.0 862 100.0
Metropolitan 2013 1,580 291 18.4 1289 81.6
Area 2014 545 0 0.0 545 100.0
2015 167 0 0.0 167 100.0
2016 685 0 0.0 685 100.0
2017 1,722 0 0.0 1722 100.0
2018 31 0 0.0 31 100.0
Total 20,3% 2833 13.9 17,561 86.1

Source: Ministry of Land, Infrastructure and Transport, each year, rental housing statistics.
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LH Ry
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2007 - - - - -
2008 - - - - -
2009 2,278 1,215 53.3 1,063 46.7
2010 8,922 1,327 14.9 7,595 85.1
2011 3,630 0 0.0 3,630 100.0
2012 862 0 0.0 862 100.0
= 2013 1,580 291 18.4 1,289 81.6
2014 545 0 0.0 545 100.0
2015 167 0 0.0 167 100.0
2016 685 0 0.0 685 100.0
2017 1,755 0 0.0 1,755 100.0
2018 31 0 0.0 31 100.0
T 20,455 2,833 13.8 17,622 86.2
2007 - - - - -
2008 - - - - -
2009 2,278 1215 53.3 1063 46.7
2010 8,922 1327 14.9 7595 85.1
2011 3,602 0 0.0 3602 100.0
2012 862 0 0.0 862 100.0
+H 2013 1,580 291 18.4 1289 81.6
2014 545 0 0.0 545 100.0
2015 167 0 0.0 167 100.0
2016 685 0 0.0 685 100.0
2017 1,722 0 0.0 1722 100.0
2018 31 0 0.0 31 100.0
| 20,394 2833 13.9 17,561 86.1
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Appendix Figure 5. Supply of Long-term Jeonse by Supplier (Nationwide)
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Appendix Figure 6. Supply of Long-term Jeonse by Supplier (Seoul Metropolitan Area)
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4. 10-year-5-year-Installment Public Rental

Appendix Table 4. Supply of 10-year-5-year-Installment Public Rental Nationwide
and in the Seoul Metropolitan Area (2007-2018)

(Unit: unit, %)

LH Local Private
Catetory Total STl
pply ‘ Supply - Supply .
Unit Ratio Unit Ratio Unit Ratio
2007 25,149 | 11,020 43.8 1,040 4.1 13,089 52.0
2008 21,143 | 12,549 59.4 573 2.7 8,021 37.9

2009 31,737 | 18,358 57.8 2,341 7.4 11,038 34.8
2010 34,899 | 27,435 78.6 3,873 1M1 3,591 10.3
2011 31,896 | 21,929 68.8 4,427 13.9 5,540 17.4

2012 37,285 | 16,128 43.3 181 0.5 20,976 56.3
Nationwide 2013 30,368 | 9,927 32.7 1,616 53 18,825 62.0
2014 31,004 | 11,535 37.2 88 0.3 19,381 62.5
2015 30,951 | 17,048 55.1 986 3.2 12,917 41.7

2016 20,646 = 16,293 78.9 1,218 59 3,135 16.2
2017 27,892 | 18,025 64.6 3,795 13.6 6,072 21.8
2018 10,400 | 5,898 56.7 1,011 9.7 3,491 33.6
Total 333,370 186,145 ~ 55.8 21,149 6.3 126,076 37.8
2007 16,705 | 8,367 50.1 1,040 6.2 7,298 43.7
2008 9,213 7,068 76.7 - - 2,145 23.3
2009 17,973 | 14,392 80.1 - - 3,581 19.9
2010 26,193 | 21,047 80.4 3,089 1.8 2,057 7.9
2011 17,743 | 12,543 70.7 2,963 16.7 2,237 12.6

Seoul 2012 11,009 7,811 70.4 - - 3,288 296
Metropolitan | 2013 7124 | 7124 | 100.0 - - - -
Area 2014 11,227 10313 | 91.9 - - 914 8.1
2015 17,143 12,841 | 74.9 - - 4302 | 251

2016 10,289 9279 = 90.2 - - 1,010 9.8

2017 14218 12356 869 | 1,3% 9.8 468 33

2018 3,614 3,614 100.0 - - - -
Total 162,541 1 126,755 | 78.0 8,486 5.2 27,300 16.8

Source: Ministry of Land, Infrastructure and Transport, each year, rental housing statistics.
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2007 25,149 | 11,020 43.8 1,040 4.1 13,089 52.0
2008 21,143 | 12,649 59.4 573 2.7 8,021 37.9
2009 31,737 | 18,358 57.8 2,341 7.4 11,038 34.8
2010 34,899 | 27,435 78.6 3,873 1M1 3,591 10.3
2011 31,896 | 21,929 68.8 4,427 13.9 5,540 17.4
2012 37,285 | 16,128 43.3 181 0.5 20,976 56.3
= 2013 30,368 | 9,927 32.7 1,616 53 18,825 62.0
2014 31,004 | 11,5635 37.2 88 0.3 19,381 62.5
2015 30,951 17,048 55.1 986 3.2 12,917 41.7
2016 20,646 | 16,293 78.9 1,218 59 3,135 15.2
2017 27,892 | 18,025 64.6 3,795 13.6 6,072 21.8
2018 10,400 | 5,898 56.7 1,011 9.7 3,491 33.6
T 333,370 186,145 | 55.8 21,149 6.3 126,076 = 37.8
2007 16,705 | 8,367 50.1 1,040 6.2 7,298 43.7
2008 9,213 7,068 76.7 - - 2,145 23.3
2009 17,973 | 14,392 80.1 - - 3,581 19.9
2010 26,193 = 21,047 80.4 3,089 11.8 2,057 7.9
2011 17,743 | 12,543 70.7 2,963 16.7 2,237 12.6
2012 11,099 | 7,811 70.4 - - 3,288 29.6
A 2013 7,124 7,124 100.0 - - - -
2014 11,227 | 10,313 91.9 - - 914 8.1
2015 17,143 | 12,841 74.9 - - 4,302 25.1
2016 10,289 | 9,279 90.2 - - 1,010 9.8
2017 14,218 | 12,356 86.9 1,394 9.8 468 3.3
2018 3,614 3,614 100.0 - - - -
T 162,541 | 126,755 = 78.0 8,486 52 27,300 16.8

Nz REUSHE, I, YUFESA.

Jhu

=]
e

122



123

Appendix Figure 7. Supply of 10-year-5-year-Installment Public Rental by Supplier
(Nationwide)
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Appendix Figure 8. Supply of 10-year-5-year-Installment Public Rental by Supplier

(Seoul Metropolitan Area)
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5. Purchased-Lease

Appendix Table 5. Supply of Purchased-Lease Housing Nationwide and in the Seoul
Metropolitan Area (2007-2018)

(Unit: unit, %)

e . LH Local Government
Supply Unit Ratio Supply Unit Ratio

2007 6,526 6,100 93.6 426 6.5

2008 7,050 6,465 91.7 585 8.3

2009 7,579 6,402 84.5 1,177 15.5

2010 6,990 5,690 81.4 1,300 18.6

2011 5,756 4,436 771 1,320 22.9

2012 5,646 3,357 59.5 2,289 405

Nationwide 2013 10,605 7,079 66.8 3,526 33.2
2014 9,200 6,383 69.4 2,817 30.6

2015 11,740 9,222 78.6 2,518 214

2016 9,656 7,274 75.3 2,382 24.7

2017 11,914 8,365 70.1 3,559 29.9

2018 14,541 11,048 76.0 3,493 24.0

Total 107,203 81,811 76.3 25,392 23.7

2007 3,452 3,437 99.6 15 0.4

2008 3,371 3,190 94.6 181 5.4

2009 4,257 3,621 85.1 636 14.9

2010 3,507 2,735 78.0 772 22.0

2011 2,767 2,017 72.9 750 271

Seoul 2012 3,255 1,553 47.7 1,702 52.3
Metropolitan 2013 5,543 2,779 50.1 2,764 49.9
Area 2014 5,008 2,738 54.7 2,270 45.3
2015 5,853 3,705 63.3 2,148 36.7

2016 5,368 3,166 59.0 2,202 41.0

2017 7,011 3,674 52.4 3,337 47.6

2018 9,025 5,924 65.6 3,101 34.4

Total 58,417 38,539 66.0 19,878 34.0

Source: Ministry of Land, Infrastructure and Transport, each year, rental housing statistics.
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HE [ 5 M2} £E 20| ofjlelrhZsed

e 232H2007~201814)

(e 3, %)
LH Rrge
e Bz

3EST HIg 3E2T Hig

2007 6,526 6,100 93.5 426 6.5
2008 7,050 6,465 91.7 585 8.3

2009 7,579 6,402 84.5 1,177 155

2010 6,990 5,690 81.4 1,300 18.6

2011 5,756 4,436 77.1 1,320 22.9

2012 5,646 3,357 59.5 2,289 40.5

= 2013 10,605 7,079 66.8 3,626 33.2
2014 9,200 6,383 69.4 2,817 30.6
2015 11,740 9,222 78.6 2,518 214

2016 9,656 7,274 75.3 2,382 24.7
2017 11,914 8,355 70.1 3,559 29.9

2018 14,541 11,048 76.0 3,493 24.0

A 107,203 81,811 76.3 25,392 23.7

2007 3,452 3,437 99.6 15 0.4

2008 3,371 3,190 94.6 181 5.4
2009 4,257 3,621 85.1 636 14.9
2010 3,607 2,735 78.0 772 22.0
2011 2,767 2,017 72.9 750 27.1

2012 3,255 1,553 47.7 1,702 52.3
*EH 2013 5,543 2,779 50.1 2,764 49.9
2014 5,008 2,738 54.7 2,270 453
2015 5,863 3,705 63.3 2,148 36.7
2016 5,368 3,166 59.0 2,202 41.0
2017 7,011 3,674 62.4 3,337 476

2018 9,025 5,924 65.6 3,101 34.4

T 58,417 38,539 66.0 19,878 34.0
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Appendix Figure 9. Supply of Purchased-Lease Housing by Supplier (Nationwide)
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Appendix Figure 10. Supply of Purchased-Lease Housing by Supplier
(Seoul Metropolitan Area)
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6. Jeonse Lease

Appendix Table 6. Supply of Jeonse Lease Housing Nationwide and in the Seoul

Metropolitan Area (2007-2018)

(Unit: unit, %)

Catetory Total LH Local Government
Supply Unit Ratio Supply Unit Ratio
2007 7,199 7,199 100.0 - -
2008 8,698 8,698 100.0 - -
2009 14,145 14,145 100.0 - -
2010 13,5672 13,572 100.0 - -
2011 12,512 12,512 100.0 - -
2012 25,625 24,190 94.4 1,435 5.6
Nationwide 2013 25,741 22,646 88.0 3,095 12.0
2014 27,853 23,752 85.3 4,101 14.7
2015 40,103 35,509 88.5 4,594 1.5
2016 42,675 37,848 88.7 4,827 1.3
2017 43,425 38,573 88.8 4,852 1.2
2018 59,086 53,126 89.9 5,960 10.1
Total 320,634 291,770 91.0 28,864 9.0
2007 3,250 3,250 100.0 - -
2008 4,258 4,258 100.0 - -
2009 6,927 6,927 100.0 - -
2010 7,114 7,114 100.0 - -
2011 6,802 6,802 100.0 - -
Seoul 2012 14,410 13,193 91.6 1,217 8.4
Metropolitan 2013 15,291 12,631 82.6 2,660 17.4
Area 2014 16,502 12,778 77.4 3,724 226
2015 23,737 19,567 82.4 4,170 17.6
2016 25,860 21,361 82.6 4,499 17.4
2017 24,420 19,878 81.4 4,542 18.6
2018 35,353 29,677 83.9 5,676 16.1
Total 183,924 157,436 85.6 26,488 14.4

Source: Ministry of Land, Infrastructure and Transport, each year, rental housing statistics.
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6. MMy
HE ¥ 6, M2} 0| AL 232H(2007~20184)

(121 =, %)
LH Rlrge
o 2
338% HIS zzs4 HI
2007 7,199 7,199 100.0 - -
2008 8,698 8,698 100.0 - -
2009 14,145 14,145 100.0 - -
2010 13,672 13,672 100.0 - -
2011 12,512 12,512 100.0 - -
2012 25,625 24,190 94.4 1,435 5.6
= 2013 25,741 22,646 88.0 3,095 12.0
2014 27,853 23,752 85.3 4,101 14.7
2015 40,103 35,509 88.5 4,594 1.5
2016 42,675 37,848 88.7 4,827 1.3
2017 43,425 38,673 88.8 4,852 1.2
2018 59,086 53,126 89.9 5,960 10.1
T 320,634 291,770 91.0 28,864 9.0
2007 3,250 3,250 100.0 - -
2008 4,258 4,258 100.0 - -
2009 6,927 6,927 100.0 - -
2010 7,114 7,114 100.0 - -
2011 6,802 6,802 100.0 - -
2012 14,410 13,193 91.6 1,217 8.4
+eH 2013 15,291 12,631 82.6 2,660 17.4
2014 16,502 12,778 77.4 3,724 22.6
2015 23,737 19,567 82.4 4,170 17.6
2016 25,860 21,361 82.6 4,499 17.4
2017 24,420 19,878 81.4 4,542 18.6
2018 35,353 29,677 83.9 5,676 16.1
| 183,924 157,436 85.6 26,488 14.4

A= 2EUSE, oigUE, YUiTESA.
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Appendix Figure 11. Supply of Jeonse Lease by Supplier (Nationwide)
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Appendix Figure 12. Supply of Jeonse Lease by Supplier (Seoul Metropolitan Area)
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7. Happy House

Appendix Table 7. Supply of Happy House Nationwide and in the Seoul Metropolitan

Area (2007-2018)
(Unit: unit, %)
Catogory o LH Local Government
Supply Unit Ratio Supply Unit Ratio
2007 - - - - -
2008 - - - - -
2009 - - - - -
2010 - - - - -
2011 - - - - -
2012 - - - - -
Nationwide 2013 - - - - -
2014 - - - - -
2015 37,999 33,227 87.4 4,772 12.6
2016 38,231 35,320 92.4 2,911 7.6
2017 28,231 19,064 67.5 9,167 325
2018 30,199 20,294 67.2 9,905 32.8
Total 134,660 107,905 80.1 26,755 19.9
2007 - - - - -
2008 - - - - -
2009 - - - - -
2010 - - - - -
2011 - - - - -
Seoul 2012 - - - - -
Metropolitan 2013 - - - - -
Area 2014 _ B B B _
2015 21,280 18,154 85.3 3,126 14.7
2016 23,495 20,951 89.2 2,544 10.8
2017 17,226 11,836 68.7 5,390 31.3
2018 22,441 13,257 59.1 9,184 40.9
Total 84,442 64,198 76.0 20,244 24.0

Source: Ministry of Land, Infrastructure and Transport, each year, rental housing statistics.
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7. 85z
EE § 7, ¥M38} £EH0| 5 3e 232K(2007~20181)
Tl 3, %)
LH Xye
T B
2352 Hlg zg3s4 Hlg
2007 - - - - -
2008 - - - - -
2009 - - - - -
2010 - - - - -
2011 - - - - -
2012 - - - - -
x= 2013 - - - - -
2014 - - - - -
2015 37,999 33,227 87.4 4772 12.6
2016 38,231 35,320 92.4 2,911 7.6
2017 28,231 19,064 67.5 9,167 32.5
2018 30,199 20,294 67.2 9,905 32.8
T 134,660 107,905 80.1 26,755 19.9
2007 - - - - -
2008 - - - - -
2009 - - - - -
2010 - - - - -
2011 - - - - -
2012 - - - - -
~c3 2013 - - - - -
2014 - - - - -
2015 21,280 18,154 85.3 3,126 14.7
2016 23,495 20,951 89.2 2,644 10.8
2017 17,226 11,836 68.7 5,390 31.3
2018 22,441 13,257 59.1 9,184 40.9
T 84,442 64,198 76.0 20,244 24.0

A= 2EUSH, oidAE, YHTESA.
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Appendix Figure 13. Supply of Happy House by Supplier (Nationwide)
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Appendix Figure 14. Supply of Happy House by Supplier (Seoul Metropolitan Area)
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Ca kriHs

Korea Research Institute for
Human Settlements

Korea Research Institute for Human Settlements

Korea Research Institute for Human Settlements (KRIHS) was established in 1978 in order to
contribute to the balanced development of national territory and improvement of the quality
of people's lives by conducting comprehensive policy-oriented research in the efficient use,
development, and conservation of territorial resources.

GDPC

Global Development Partnership Center

Global Development Partnership Center

Global Development Partnership Center (GDPC) provides education, consulting, and planning
support to developing countries based on KRIHS’s experiences and know-hows in national
territorial development. To offer more effective support, the center works closely with international
agencies such as the World Bank, the Inter—American Development Bank, the United Nations,
the Asian Development Bank, and etc. It is expanding the partnership in academic and policy
exchanges to prestigious international research institutes and universities. Through its global
network, the center continues to enhance its capacity for international collaboration.

The website (http://www.gdpe.kr) provides detailed information and the latest news of GDPC.
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