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A scheme for one

By Kazuo Takashima, JTA Japanese Tenants Association

Supporting the middle-classes for owing their homes
is the main housing policy of South Korea, as well as
in my country, Japan. But the house-lease systems of

these two countries are utterly different.

The South Korean government has escaped the construe-
tion of public rental housings for the low-income group by
making full use of the unique private house lease system —
the “Jonsei-Walsei System”.

As a resultof this, the number of public rental housings in
South Korea is only 3.4 percent, 390 000" housings units,
compared to Japan's 6,7 percent. But now the government
wants to see one million new rental dwellings!

Jonsei and Walsei
After the World War 11, the Jonsei- and Walsei system start-

ed as a kind of deposit system. It derived from the circum-
stances that few people used the banking loan system. As
the interest rates exceeded 10 percent most
inVeStDrS prf:ferrf:d a lump sum, rﬂthe[’ thaﬂ a

high monthly rent.

Jonsei

Ifa person who wants to rent a flat or a house,
he/she needs to deposit a large sum of money
to the owner which comes to 30-80 percent
of the housing price — a Jonsei. The renter
can use the residence without paying a rent
for 2 years. When the landlord pays back the
Jonsei, excluding the interest for two years,
the tenant must move out unconditionally.
In the time of renewing the contract, the ten-
ant can not reject a big raise in the Jonsei.

Walsei
The walsci-tenant must pay the landlord a
monthly rent, because the Walsei which is de-
posited is far more inexpensive than jonsei.
The tenant must move out unconditionally
when the landlord pays back the Walsei, also
without its interest, after two years. The ten-
ant can not reject a big raise in rent and the
Walsei in time of renewing the contract.
Although the interest rate went down to 4
percent recentdy, the housing price and the
Jonsei have been increasing. The rent of a 23
m2 flat; Walsei is 1727 $US and the renc is
35 $US, which is less than 20 percent than
the market rent, excluding maintenance fees
and public udlity charges.

Street scene from Seoul. Proro: MasterriLe/IBL

Construction of Housing

Until the end of the 1980s, South Korea has been suffering
from a chronic housing shortage, owing to the population
concentration into urban areas and because of the rapid de-
velopment of industrialisation.

In the early 1980°s the South Korean government made
an effort to construct a lot of housings by improving legal
systems and establishing the Korean National Housing Cor-
poration and the South Korea Land Corporation. The gov-
ernment also established the National Housing Funds which
were to assist all those who were going to construct or pur-
chase housing. Consequently, 6.12 million public-funded
housing units were built from 1982 to 1995. Since 1984,
when The Rental Housing Act, was established, the State
began constructing the public rental houses.

However, after five years of the lease hold started, the
tenants were scheduled to buy their flats. But, only few of

the tenants made use of this “offer”, independent whether
they lived in the public rental housing or in the private rent-




al housing. Simply because they could not afford the price
asked. The government encouraged the middle classes to
construct or purchase their own dwellings.

Bad Housing Situation and

Public Rental Housing

In Seoul, back in 1985, 41 % of the houscholds® lived in
one-room residential units. Many families rented a part of a
detached house or very small flats and basements areas for
living, sharing conveniences. Today many families live in
“row houses™ and in small apartument units in private hous-
es. In 2000, 18.2 percent of the South Koreans lived in dwell-
ings less than 46 m**. In Seoul an average of 3 persons
occupy a 2-room (including kitchen) flac of 23-43 m?
As many buildings and facilities of the public rental hous-

ing were very decrepit, they have turned into slums, having
bad impact on the surroundings.

million rental dwellings

One-million-rental-housing-scheme
2003-2012

In 2003 the South Korean government started a scheme for
the aim of constructing one million national rental units.
This scheme aims at raising the rate of Public Rental Hous-
ings up to 15% of that of all housing.

The target group for this project are the less well off peo-
ple, whose income are less than 70 percent of the annual
household income for an urban worker, about 21 780 $US
in 2003. The lease term is 30 years.

However, in the first place, to obtain building lots for
this scheme itself is a big issue, and the Korean administra-
tive organ has exercised its powerful authority in urban de-
velopment works.

For example, in 1990 the government carried out a dras-
tic land pelicy in order to control the skyrocketing land pric-
es. This had in fact much effect on the number of homeless
people whose number had reached over 10 000 by 1997.
Today there are about 5 500 homeless people in the whole
country!

From quantity to quality

It seems now that the government intend to shift the em-
phasis of the South Korean housing policy from quantity to
quality. However, the housing situation is still complicated
and unsatisfactory, and also unfair and unreasonable The
South Korean tenants’ rights are few and toothless. The lease
term is stipulated to 2 years according to The House Lease
Protection Act. The tenant can not renew the contract with-
out the landlord’s consent.

Alot of low-income tenants suffer from an extremely bad
housing situation, and high housing costs might cause seri-
ous social instability in the future. The most important thing
is to what degree the Korean people can carry out the prop-
er housing policy based on the idea of protecting housing
rights for the low-income tenants as a human right.

Fact and figures

In 2000 only 41 percent of the households in Seoul owned
their dwelling, 41 percent consisted of Jonsei housing and
16 percent was Walsei housing®. In urban areas Jonsei hous-
ing often corresponds to 2/3"s of all housing. Notably is
that in South Korea as a whole the proportion of homeown-
ership has declined from about 80 percent in 1960 to 54
percent in 2000.

' Source: Information on South Korea, by Tosikazu Suto
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“ Source: Major Statistics of Korean Economy, 2002, Korean Natio-
nal Statistics office.
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