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THE CRGAN ZATI ON OF URBAthILMCkLPF[PERTY I NSTI TUTI ONS:
THE CASE OF APARTMENT COMMINI TI ES I N SEQWL

Traditional property arrangenenfs in urban residential settings
di chot om ze property into private and public donains. This dissertation
exam nes a new type of urban property, drganized to mai ntain an urban
conmons, conposed partly of property that is traditionally private and
partly of property that is traditionally public. Inthe US., this type
of property includes both condom ni uns and honeowners' associ ati ons,
often considered together as "residential community associ ations"”
(RCAs). Apartnent comunities as organized in Seoul, Korea, are RCAs
that include both individually-owned apartnment units as private property
and the apartnent buildings and grounds that are commonly owned by
apartment owners. Moreover, the grounds are extensive and may incl ude
infrastructure nornmally held as public property, such as streets and
sidewal ks, in addition to parks, playgrounds, gardens, and parking | ots.

The main focus of this study is on the way in which apartnent
communities in Seoul address the characteristic collective-action
probl ens related to organi zing a conmons, such as pastures, groundwater
supplies, or irrigation works. S x apartment comunities were sel ected
fromthe same district of Seoul, evenly grbuped by particul ar physi cal
and institutional variables, and studied in depth.

The col | ective-action problens that arise in apartnent communities
are those typical'of‘connnn-property institutions: access control, use
regulation,'and mai nt enance. Each problemis related to a different
physical attribute of the apartment commons. Apartnent communities not
only fornulate and enforce operational rules, but also raise revenue

through nandatory fees and are-largely self-governing.
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The apartnent commons, although used al so by outsiders, is
comonl y owned by apartnent owners and prinarily used and cared for by
apartment dwellers within the community boundaries. Al six comunities
studi ed possess the necessary characteristics to be considered effective
common-property institutions. They successfully cope with the .
col | ective-action problens characteristic of the commobns, organizing and

nmai ntai ni ng the apartment commons as conmon- property.
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I ntroduction

Tradi tional property arrangenents in urban residential setfings
di chotom ze property into private and public domai ns. Housing,
bui l dings, and the linmted grounds around themare held as private
property, while residential streets, sidewal ks, parking |ots, and parks
are open—acceSs, public facilities. The space around private property
in residential areas is sonmetines comronly owned by housi ng owners.

This arrangenent allows part of the urban conmpns to be converted from
open-access, public space into the comon-property. The result is to
create a new type of urban property organized to maintain an urban
conmons conposed partly of property that is traditionally private and
partly of property that is traditionally public.

Apartment comunities in Seoul include both individually-owned
apartment units as private property ‘and the apar@nent bui | di ngs and
grounds that are connDnIy'omned by apartnent owners. Mbreover, the
grounds are extensive and nay include infrastructure normal |y held as
public property, such as streets and sidewal ks, which in sone cases al so
provi de access to places of business or governnéntal offices, in
addition to parks, playgrounds, gardens, and parking |ots.

The main focus of this study is on the way in whi ch apart nent
conmmunities in Seoul address the characteristic collective-action
probl enms related to organizing a commobns. These problenms include
control of access by non-residents, regulation of joint and alternative
uses by residents, and the mai ntenance of the commons, i ncluding
bui | di ngs, grounds, and other facilities. |In addition, the research
exam nes the institutional arrangenents for the provision and production
of community services in apartnent communities and the way in which
apartment conmunities relate to the larger public econony around them

The plan of the dissertation is first to reviewthe theory of

'L—,



common- property institutions (Chapter 1), then to apply the theory to
residenti al cormuni ty associations in general and Seoul's apartnent
commnities in particular (Chapter I1). Next, the institutional
arrangenents characteristic of the apartment communities are described
(Chapter 111), and the six communities selected for in-depth study are
introduced (Chapter IV). The inquiry and anal ysis then focuses on the
characteristic collective-action _probl ems of the commons and how
apartnent communities in Seoul cope with these problens (Chapter V).
Then, .the service provision and production responsibilities of the
communities are examned in the context of the larger public econony of

Seoul (Chapter VI). The dissertation concludes with observations on the

utility of common-property institutions in Seoul (Chapter VI1).




'GMMerI
COWON PRCPERTY | NSTI TUTI ONS

A. Qutcones in the Commons: A Tragedy?

Common property is well known as a legal arrangenent often applied
to the ownershi p and managenent of natural resources. |Its use as a
legal franework for the organization of urban housi ng and nei ghbor hoods
is nuch less well understood and appreciated. The study of the "urban
comrons” as such is in its infancy. Apartment commnities in Seoul,
Korea, provide an opportunity to apply connvn-prbperty theory in an
urban setting. Apartnment communities, it turns out, share nunerous
characteristics with fisheries, irrigation works, and rangel ands. This
IS because situations in a conmons are characterized by certain
col l ective action problens. These problens can be introduced by draw ng

upon Garrett Hardin's "The Tragedy of the Commons" (1968).

1. The "Tragedy of the Commons"

Hardin's work has been popularly cited in various kinds of studies
on the commons as an appropriate expl anation of why a commons i s
overexpl oited or depleted. H s description of a grazing cohnons is a

cl assic exanpl e of this process:

As a rational being, each herdsnman seeks to maxinize
his gain. Explicitly or inplicitly, nmore or |ess
consciously, he asks, "What is the utility to ne of adding
one nore aninmal to ny herd?" = =

...... , the rational herdsman concl udes that the only
sensi bl e course for himto pursue is to add anot her ani nal
to his herd. And another; and another....But this is the
concl usi on reached by each and every rational herdsnan
sharing a conmons. Therein is the tragedy. Each manis
locked into a systemthat conpels himto increase his herd
without limt—+n awrldthat is limted

The grazing commons in this exanple is an open-access resource.

e i




Since it is owned by everyone, access is not controlled. Hardin's
conclusion is that individuals overuse the commons because to maxim ze
use is the best way to maxim ze one's individual interests.?!

This type of strategy to maxim ze individual interests in open-
access situations can be explained also by the prisoner's dil emm gane.
I n open-access resources, since entry is not restricted, it is assuned
that choices of the users are independent of one another. If he or she
is arational person, therefore, everyone uses the resources as nuch as
he or she can, whatever choice others make. |n consequence, every user
of an open-access resource nexi nzes his or her use of thé resources. ?
In fact, many enpirical studies showthe overuse that Hardin expects.
Cases of two Turkish inshore fisheries (Berkes, 1986), Nova Scotian
inshore fisheries (Davis, 1984), and the West Basin of Southern
California before the 1940s (Bl onguist and Ostrom 1989) are proper

exanpl es of the "tragedy of the commons."

2. Conceptual Differentiation of the Commons

A "comons" and "comon property” should be treated as different
concepts. A commons refers to either a.ConnDn resource, such as
fisheries, groundwater, conmon |ands, and oil pool's, or a comon
facili;y,‘such as irrigation systens, streets, sidewalks, and parks.
Conmon property is one of many institutional arrangenents for the
governance and managenment of a commons.

The conceptual distinctions that can be applied to a "commons" are
shown in Table 1.1. The commons has both physical and institutiona
attri butes. I'n physical terms, a commons is categorized as a conmon
resource or a common facility, depending on howit is created. In this
study, a common resource is defined as a conmons that is naturally
created and renewed, and a conmmon facility, as a-commmons that is

artificially created and renewed.® On the institutional side, a commons

can be organized as open-access or as conmmon property.* Common




Table 1.1. Conceptual distinctions related to a "comons”

Physical Character

Common Resource

Common Facility

Open Access

Open access

Open access

Institutional Resource Facility
' Character Common Property! Common property Cormaon property
’ Resource Facility
5




property i s not, however, a synonymfor perfect, closed access. Common
property refers to comon ownership, while open access is not an
institutional arrangenent for ownership and refers to the absence of
explicit property rel ationships anong users. The critical difference
bet ween open access and common property lies in the capacity within the
latter to exercise access control, regulate use, and undertake

col | ecti ve mai nt enance.

"The commons, " therefore, can refer to a variety of physical and
institutional combinations. This study will use "the commons” to refer
to the entire set of "open-access resource," "open-access facility,"
"conmon property resource,” and "common property facility."

Since this study distinguishes "resource" and "facility," WVuse"
and "appropriation" should al so be distinguished. Appropriation is
defined as "fhe process of" withdrawi ng resource units froma resource
system (E Gstrom 1990: 30)." The concept of "appropriation" can apply
to resources rather than to facilities in the sense that facility units

are not withdrawn, except tenporarily. On the other hand, the term

use" applies nmore properly to facilities than to resources, but can be
defined to include "appropriation' in the sense that withdrawal is one
of the purposes of use. |Inthis study, "use" refers to both

"appropriation of resources" and "use of facilities."

3. Common- Property Probl ens _

If comunities effectively undertake access control, regul ate use,
and manage nai ntenance activities in the commons, they may be |ess
subject to the "tragedy of the commons." In fact, a |arge nunber of
successful commons have been found around the world. H gh nmountain
meadows in Switzerland (Netting 1981; Stevenson, 1991) and traditiona
villages in Japan (MKean, 1986) are anong the many exanpl es of conmons

that have not suffered fromtragedy.

It is amstake, therefore, to conclude that the "tragedy of the




commons" occurs because the commons is commonly owned. |In a sense, the

opposite is true. Three inplicit assunptions underlie G Hardin's
description of the "tragedy of the commons": (1) Anyone is free to use
the commons, that is, access is not controlled; (2) There are no
regul ati ons governing use of the commons, that is, noone is restricted
on how many animals to graze, where to graze, and when to graze; (3) No
one invests in the care or mai ntenance of the comons. The tragedy of
Hardin's grazing coomons occurs because it has no rules that control
access to the commons, regul ate grazi ng behaviors, and make provi sion
for mai ntenance; therefore, each herdsnan i ncreases the nunber of
grazing animals without limt and does nothing to protect the pasture.
The tragedy of the commons accrues fromthe | ack of comon ownership,
that is, froma condition of open access (For nore, see Runge, 1986;

MCay and Acheson, 1987; and Stevenson, 1991).

The nere presence of conmon ownershi p, however, does not solve the
characteristic problens of the commons. Those problens require
col l ective action by the coomunity involved in the use of comon
property. Wether such collective action actually occurs, and whet her
it is effective, depends on many factors affecting the activity of the
community to act collectively and the incentives of individuals to

behave in an opportunistic fashion.

B. Physical Attributes of the Commons

Al exanpl es of the commons share certain physicaf attributes, but
in various degrees. First, exclusion of potential users of the commwns
is neither perfect nor infeasible. Instead, the commons is subject to
the_probability of sone degree of difficulty with exclusion. Second,

t he commons cannot be jointly used by an unlimted nunber of

i ndi vi dual s; use of the commons is subject to limted {ointness. Thi rd,




the cormons is subject to boundary conditions that derive fromphysica
characteristics and nmay or may not correspond to its institutional
boundaries. In addition, the commons can be categorized with respect to
whether it yields incone or consunpti on goods and services to users.
The commons al so varies according to the degree that its degradati on can
be nonitored and the ease with which it can be renewed.
1. Partial Excludability

Excl usi on occurs when potential buyers are excluded from goods and
services unless they pay the stipulated price (Gtromand Gstrom 1977;
(akerson, 1986). It is relatively easy to exclude people fromprivate
goods unless they pay the price in nmost markets where the private
property systemis well institutionalized. Private property ownership
is protected by individual owners ‘as well as governnents through their
police and judicial functions. In other words, access control of
private goods is either individual action or governnental action

On the other hand, it is technically infeasible to exclude people

frompublic goods, such as radio waves or national defense, even if they

do not pay for those public goods.® In the use of public goods,
therefore, users and non-users are not distingui shed. Even anong
publicl y-used goods, however, there are certain types of goods where it
is feasible to exclude potential users unless they pay for use. They
are called "toll" goods. Subways and toll ways are exanpl es.®

Excl usi on of potential users of the commons, however, is neither
necessarily inpossible nor costlessly undertaken. Exclusion of non-
‘payers to the commons is possible, but costly. Gven partia
excludability of the commons, howto reduce the cost of exclusion is an
i ssue of institutional arrangements for access control in comon |
property situations.

To sunmarize the argunent, access in either private or public

goods is not an issue. Mbst comon property resources or facilities,




however, are not subject to perfect exclusion or nonexclusion, but

instead, to a wide range of excludability—partial excludability,

because they bel ong neither to any single individual nor to the public
(anyone who gains access). |If a resource is privately owned by a single
i ndi vidual, access to it is individually controlled. The cost of access
control to private goods is relatively small in the societies where
private right is well institutionalized for many years. |If a resource
or facility is commonly owned by a conmunity of people, on the other
hand, access control in this comon goodé is feasible, but not

automatic. Access control in common property resources or facilities is

an issue of collective action by the community who owns themin commorr.

2; Limted Jointness in Use

Pure public goods are subject to jointness in use, while private
goods are subject to alternative use. Because air, public TV, and |
nat i onal defense are used by any nunber of people, then those goods are
classified as public goods. To the contrary, since a piece of cake
taken by one person is not available for another person to eat, it is
categori zed as a private good.

Wet her a certain good is subject to jointness in use depends on
how subtractible the good is. As a variable, jointness refers to
degrees of subtractibility (Gtromand Gstrom 1977). That a good is
subtractible inplies that it can be scarce. Wen a comon resource is
scarce, the amount supplied is not enough to neef demand. In cases of
common facilities, such as streets, sidewal ks, and parks, their scarcity
results in crowdedness.

Wi | e one person's consunption of pure public goods does not
subt r act frdn1their consunption by others, common resources or
facilities are subject to a broad range of partial subtractibility
(Caker son, 19865. A grazing commons has a capacity to feed aninmals on a

renewabl e basis up to sone point, but beyond a certain nunber of




animals, the gazing commons is insufficient for feeding and cannot be
renewed. Likew se, the use of streets by one driver does not preclude
its use by other drivers within limts; at a certain point additiona
drivers nmake streets crowded so that the driving speeds on the streets
are reduced. The limting point at which one person's use begins to
subtract significantly fromother person's use varies with the physical
attributes of each commons. For exanple, the capacities of w de and
wel | -paved streets are larger than those of narrow and unpaved streets.
Many conmons i nvol ve nul tiple, heterogeneous types of uses (V.
Gstrom 1968). For exanple, rivers are used for transportation
recreation, or manufacturing industry as well as fishing. Parks are
used for wal king, resting, painting, or sports. Each type of use
differs in subtractibility. One person reading on a bench does not
subtract fromothers' resting on grass, but one person practicing golf
does subtract f}on1ofhers' activities. Only afewgolfers inamulti-
use park may be a threat to other types of uses by a |arge nunber of
persons. Likew se, fast driving by a few persons subtracts from _
children playing on residential streets. Miltiple, heterogeneous uses
of common resources and facilities give rise to use regulations in order

that jointness can be nmaintained within tolerable limts.

3. Boundary Cbnditjons

The commons is subject to boundary conditions, based either on
physi cal characteristics of the resource or facility or on patterns of
use, that vary in several ways. Physical boundaries nark the "extent"
of the commons, how far a resource or facility extends in geographic
space. Some commons are of relatively small extent (e.g., a snal
field), but many are Iarée and extend over hundreds of acres of land or
water. |In a few cases, the commons is global. The commons al so vari es
in the definiteness or precision of its boundaries, as well as the ease

with its boundaries can be known. At nospheric boundaries are quite
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indefinite, although wind currents.do result in linmted boundary

conditions. Fisheries have somewhat indefinite boundaries, but often
they can be associated with geographic configurations such as capes and
bays. QG oundwater basins have fairly definite boundaries, but they are
hi dden beneath the surface of the earth and not easily knowable. In a
few cases, the extent of the commons depends as much on patterns of use
(e.g., howfar animals graze) as on the physical characteristics of the
resourcé or facility itself.

It is inportant to distinguish the physical boundaries of the
commons fromboundaries that are institutionally defined, i.e., from
jurisdictional boundaries (Cakerson, 1986). The probl em of
institutional design is to match jurisdictional boundaries to physica
boundaries. Even if physical boundaries are sonewhat indefinite, it nay
be possible to define a linted set of jurisdfctional boundari es that
woul d be consistent with physical conditions. The precise choice of
jurisdictional boundary is inthis case arbitrary, but it falls within a

range that is grounded in physical conditions.

4. yielding Income or Yielding Consunpti on Goods and Servi ces
Enpirically, many commons generate goods and services that yield
incomes to the imedi ate users. For exanple, fish fromi nshore
fisheries, water fromirrigation systems or groundwater basins, oil from
oi | pool s, and wood fromforests are all major--often indispenséble--
i ncome sources for their users. Wth guaranteed access to the incomne-
yi el di ng commons, users are assured that they can secure their
l'i vel i hood (Berkes and Farvar, 1989). Common-property institutions are
traditionally one of the principal means of ensuring livelihood security
fromcommon resources (Korten, 1986).
Sone types of commons, however, do not yield income to their
usérs; for exanple, residential parks and streets usually do not nake

i ncome. Rather, these common facilities yield consunption services with
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respect to residence to their users.’

These two contrasting types of conmmons may differ in inportant
respects. Wen access by outsiders does not threaten the incones of
users, they nay be less interested in restricting access. Nor may
outsiders have quite as strong an incentive to gain access where the
commons is not incone-yielding. Were a commons does not yield income
to its users, the users may have a meaker collective interest in
control I ing access by outsiders than the users of an income-yielding

commons.

5. Gher Variable Attributes of the Comrons
The commons varies according to the degree that its degradation
can be nonitored. For exanple, the degradation of grasslands is fairly
easily observabl e, while the depletion of groundwater is quite difficult
"to detect up to a certain point. Mintenance of the commons can be |ess
costly when the degradation is nore easily and pronptly detected.

) The commons al so varies according to the ease with which it can be
renewed. For exanple, fisheries and grasslands are naturally renewed at
sone rate if access and use are controlled, while oil pools are actually
nonrenewabl e once they are used up. On the other hand, man-nmade comons
i ke urban cormon facilities are not naturally renewed, but artiffciafly

renewed by repair and repl acenent.

C. COharacteristic Collective-Action Problens
of Common-Property Communities

Three col |l ective-action probl ens—access control, regulation of
use, and mai nt enance—are characteristic of conmon-property conmmunities.
Each problemis related to a different physical attribute of the
commons, as discussed above. Access control is related to the

conditions of exclusion and boundary-definition. Regulation of use is
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related to the condition of limted jointness in use. Mintenance is

related to the condition of resource renewability or the rate of

deterioration of a facility.

1. Access Contro
Access control by the common-property comrunity generally. refers
to control at the community (or resource/facility) level. Common-
property communities attenpt to control entry by outsiders into their
boundaries. |In undertaking access control at this | evel, comon-
property communities must solve both technical problens and an econonic
pr obl em
In general, the technical problemin access control depends on the

condi tions of physical boundaries, identifiability of outsiders, and
iﬁbentives of outsiders to gain access. First, if physical boundaries
are vague and easily perneable, both the technol ogy for physically
denar cating boundaries and the cost of nonitoring themwll be
problematic. Second, if it is difficult to identify outsiders,
recogni zi ng who should be controlled will be a problem Third, if the
conmmons is very essential for living, i.e., owing to its incone-yielding
function, outsiders rmay attenpt to gain access in-a more per si st ent
fashion, Sone of these factors vary with the size or extent of the
commons. Q@ her things being equal, the bigger the conmons, the nore
difficult access control becones.

~ The economi ¢ probl emturns upon a conparison of the benefits to be
gai ned fromaccess control with its costs. Theoretically, access
control is optimal when its narginal benefit equals its marginal cost.
Wien the cost of access control is disproportionately larger.than its
benefit, therefore, comunities may actually benefit fromall ow ng
outsi ders access. |n sone cases, the benefits fromaccess control at
the community |evel can be negative. Presumably the common-property

community attenpts to choose an opti mal degree of access control, not to
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maxi mze it, because sinply nmaximzing the degree of access control is
not necessarily the nost econonical

The attitude of the commnity toward outsiders may somewhat depend
on its "we/they" sense. The solidarity of the community can be neasured
by the_strength of "we/they" sense. The ability to exclude outsiders
may be related positively to solidarity of the community (Canpbell,
1982). Lack of solidarity of conmons- users may result in |ess
collective interest in access control. Traditional communities, which
have been associated for long years, nay be nore excl usive toward
outsiders than transient communities.

The solidarity of the community, however, does not autonatically
result in successful access control. Individual residents of the
comunity still have incentives to free-ride in the provision of access
control as long as it is undertaken collectively. Contributing to or
payi ng for access confrol, therefore, requires collective action capabl e
of foreclosing or sharply limting the option of free-riding.

Due to the many burdensone technical problens that may arise in
access control, responsibility for access control is often delegated to
agents. In this case, however, there arises a principal-agent probl em
Agents have incentives to shirk as long as their perfornances in
undertaki ng access control are not individually nonitored. They are
al so vul nerable to corruption. For exanple, they can receive side
paynent s froanutsiders inreturn for allowi ng themaccess. These
probl ens, such as shirking or corruption, are nore conplicated by the
fact that the principal is not an individual, but a collectivity.
Monitoring of agents by the principal requires collective action by
nenbers of the community. Inthis case, individual residents still have
incentives to free-ride in nonitoring unless they can benefit .
sel ectivel y. ‘

Access can be controlled at the "use-point" |evel as well as the

commnity level. Control of access to use-points applies not only to
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outsiders, but also to recognizéd nmenbers of the commnity. A commons

usual 'y includes a nunber of use-points at which individuals appropriate
resource units or undertake specific uses. For exanple, a typica
irrigation systemincludes a river, dam nain canal, and watercourses

(Tang, 1989). Intheirrigation comunity, a damis the production

~resource; amain canal is the distribution resource; and, watercourses

are the appropriation resources fromwhich water is extracted by

i ndividual farners at use-points (Tang, 1991 and 1989). Fishing areas
that are particularly abundant in fish popul ati on are key use-points
within fisheries. Q1 is extracted fromunderground pool s through
punps. Parking spaces in a residential community are the use-points to
enj oy the consunption services of parking.

In economc terns, besides conparing the benefits to be gai ned
fromaccess control at the use-point level with its costs, it is
necessary to conpare the cost of access control at the comunity |eve
with the cost of access control at the use-point |level. Access contro
can be organized in four ways:® (1) control at both the comunity |eve
and the use-point level; (2) control only at the community |evel; (3)
control only at the use-point level; or (4) control at neither the
community |evel nor the use-point |evel (equivélent_to no access
control). If a common-property community includes very extensive and
easi |y permeabl e boundaries and a | arge nunber of right-holde}s, contro
of access by outsiders tends to be infeasible or prohibitively costly.
In this case, access control at the use-point |evel can be nore
efficient than access control at the commnity |evel, so far as access

by non-payers to a limted nunber of use-points is controllable.

2. Regul ation of Use
Successful exclusion of outsiders or non-payers does not guarantee
that the "tragedy of the commons" will be avoi ded, because rationa

commons-users Will still attenpt to nmaximze their individual interests.
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They will try to obtain as rmany resource/facility units as possible once
they have gai ned access to the commons. Wthout linits on actual use,
they may fully deplete the commons and "tragedy” will follow

Access control and use regul ation are conpl ementary neans of
maintaining limts in use. Wile access control refers to who is
allowed to use the commons, regul ation of use refers to when, how, and
what to use. Analytically, exclusion of outsiders or non-payers from
the commons or its use-points can be regarded as "access control," while
restriction of use behavior to the stipulated criteria can be regarded
as "regulation of use." In practice, one blends into the other.

Regul ation of use can be classified into three types. The first
type is regulation of tinming in use, referring to as regulation of
"when." Timng nay be inportant to resource renewability. For exanple,
fishing is often regulated in the breeding season. Use of rivers or
lakes is often controlled in the dry season. Use of facilities may be
allowed only during designated times.” The second type is regulation of
use quantities, referring'to as regulation of "how " also often very
inportant to the renewability of resources. Use beyond the sustainable
limt can fatally_danage-the commons. Quantity limts can include
limts on the anount of total extraction (e.g., total extraction of
oil'), limts on one-tine use (e.g.1 weight lint onelevators), limts
on the size of resource unit to be extracted (e.g., regulation of fish
size), and limts on the frequency of use (e.g., daify or weekly). The
third type is regulation of technology, referring to as regulation of
"what." For exanple, what boats can be used or what size net can be
used i s an exanple of technol ogy regulation. Al three types entai
technical problens that involve ascertaining the effects of the timng,
quantity, and pattern of use on the commons, and determ ning how best to

regul ate themas necessary.

Wiere the commons i s subject to honmobgeneous use, regul ation of use

can be relatively sinple. For exanple, since oil pools are used only
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for oil extraction, oil-extraction behavior alone needs to be regul ated.

Many conmmons, however, invol ve het erogeneous types of uses (V. Gstrom
1968). For exanple, |akes are used for fishing, transportation,
recreation, industry, and sight-seeing. Regulation of use is nore
conplex in a nultiple-use coomons because various rel ati onshi ps anong
uses nust be considered. These relationships may be conpeting or

conpl enentary. For éxanple, whi | e excessive extraction of oil above a
certain level can subtract fromextraction by others, fishing in a |ake
hardly subtracts fromtransportation or industry by others. However,
excessive use of |ake water by industry can subtract from fishing and
recreation by others; but, use of |ake water for transportation can be
cohplenentary to its recreational or industrial use. Not all types of
uses in a multiple-use commons are necessarily regulated in a uniform
fashion. They relate to one another differently, subject to various
thresholds. Particular tining regulations, quantity limts, and
restricted use patterns nust be established for each of the nultiple
uses.

The econom c problemin use regulation is nuch the same as for
access control --conparing the benefits of regulation with its costs.
Again, theoretically, regulation of use is optinal when the narginal
benefit of regulation equals its margi nal cost. _The cost of regulation
has two conponents: (1) the benefit to be gai ned from prohibited uses
and (2) the cost of undertaking regulation. As an extrene exanple, if
the commons currently yields extrenely high value, the community can
benefit much nore fromuse than fromregulation. It nmay be optinal,
therefore, to deplete or even in the extrene case exhaust comron
resources. The common-property community shoul d undertake an optima
degree of use regulation. Neither maxi m zed regul ati on nor deregufation
i's necessarily nore econom cal .

Successful regul ation of use brings people assurance that others

will also keep the use rules (Runge, 1986), and increases positive
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reciprocity anong users (Cakerson, 1988). Assurance and reciprocity can
deter the selfish behavior of individual users. Above all, regul ation
of use requires collective action to foreclose hol douts by fornul ating
and enforcing use rules specifying timng, quantity limts, and use
patterns.

Li ke access control, responsibility for use regulation can be
del egated to agents. Enforcenment of regulation by agents may be better
in either technical terms or economc terns; however, there is also a
princi pal —agent problem Agents still have incentives to shirk as |ong

as they are not individually eval uated.

3. Mai nt enance’®

Appropriate access control and regulation of use are necessary
conditions of maintenance if maintenance is to be productive. If a
group of herdsmen invest in maintenance activities of a grazing area,
but not hing prevents individual nmenber's aninmals (or outsiders' aninals)
from consum ng nuch of the increase in grass, naintenance of the grazing
area by this group woul d have no productivity. But with use-linits in
pl ace, group efforts to maintain the commons can increase its
productivity for all group nenbers.

The concept of mai ntenance relates to both resources and
facilities. Inthe case of resources, maintenance refers to efforts to
aid artificially in the naturally renew ng processes of the resource
(Qphul's, 1977). |In the case of facilities, maintenance refers to
efforts to "slowthe deterioration of a facility, whether that
deterioration has been caused by use or aging (Cﬁtronl Schr oeder, and
Wnne, 1990: 6)." Thus, naintenance is inherently preventive inthe
sense that it refers to efforts that retard deterioration. In practice,
however, it is often difficult to distinguish preventive naintenance
fromrepair, replacenent, or reconstruction. There is no sharp |ine

between them Analytically, however, the distinction is useful.
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The mai nt enance of a commons consists of a series of mai ntenance

acts through tine. The benefits of maintenance are generally subtle and
time-del ayed (Gstrom Schroeder, and Wnne, 1990). |If one act in the
series is mssing, the effect on the condition of a commons is not
imredi ately or easily noticeable. Even two or three maintenance acts
may not make a noticeable difference if they are missing. Each

mai nt enance act by itself has a negligible effect (Cakerson, nd). The
om ssion of nmaintenance is often difficult for users to detect unti

mai nt enance has been deferred too long. The accunul ati on of a nunber of
mai nt enance onissions will create a serious problemat sonme point.

Consi der the mai ntenance of a car. A though m ssing one oil-change may
not make a noticeable difference, mssing three or four oil-changes may

have a fatal effect.

Preventi ve mai ntenance, therefore, should be a routine activity

- that is perforned periodically throughout the whole life of a comons

(CBtron) Schroeder, and Wnne, 1990). In other words, maintenance
activities shoul d be schedul ed ahead before thq éonnuns loses its
operational capacity in order that it can work efficiently for its
expected life. |If preventive naintenance activities are not perforned
ex ante, naintenance nust be given away to energency repairs undertaken
ex post. In many cases, however, ex post repairs are nore costiy. For
exanpl e, water resources in rivers and |lakes are extrenely difficult to
be perfectly recovered if they have once been polluted. Preventive

mai nt enance may slow the pollution of water resources. Many facilities

~al so cannot be maintai ned cost-effectively if they have been allowed to

deteriorate too far.

The provision of preventive maintenance activities involves a
series of technical problens. Before problens appear in actua
operation or use, know ng whether maintenance is required is technically
difficult. Even though a decision has been made'to provi de nai nt enance,

what types of mai ntenance activities and how much nai nt enance are needed
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and when they shoul d be undertaken require technical know edge.

The econom c probl emin mai nt enance depends on conparing t he

i

benefits to be gained frommai ntenance with its costs. Like access
control or use regulation, nmaintenance is theoretically optimal when its
mar gi nal benefif equals its marginal cost. Preventive maintenance is
inportant, at least in economc ternms, because it is nore econonica

t han emer gency naintenénce up to a certain point. In the case of aged
facilities, however, the benefit of preventive naintenance may be much
snmal l er than the cost of replacenment. |In fact, therefore, many
deteriorated facilities are replaced by new ones even before their
expected |ife ends.

Mai nt enance generally relies on professional activities by agents
because many technical services nust be perforned (E. Gstrom 1992;
Gstrom Schroeder, and Wnne, 1990). |If maintenance is delegated to
agents due to the conplexity of technical problens, there is also a

princi pal -agent problem Professional agents and nmenbers of the

comuni ty have asymretric information on the technical problem of

mai nt enance. Even if agents nmake a "good" deci sion on nmai ntenance in
technical terns, nmenbers of the comunity may or may not consider the
deci sion "good." Miintenance activities may be resisted by a nunber of
menbers. Conflicts between agents and menbers of the community have to
be resol ved by persuasion and joint deliberation, which are costly.
Agents are not conpetent, alone, to resolve the economc problem

i nherent in providing mai ntenance at an optinmal |evel. _

The solution of technical and econom c probl ens does not
autonatically guarantee that maintenance activities will be undertaken.
I ndi vidual residents have incentives to free-ride as long as they cannot
sel ectively benefit frommai ntenance. The free-riding problemis nore

serious in naintenance because a time-di mension problemis involved.

Mai nt enance requires adopting a longer tine perspective. Short-term

strategies will result in suboptinmal maintenance. Appropriate
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mai nt enance requires long-termcollective action providing |ong-term

mai nt enance activities. |Individual residents, however, may choose to

exit to well-naintained commons in other places rather than contributing

to -and paying for mai ntenance over a long period, as long as their
commons does not have a particular, non-market value to them In
general , successful maintenance of the commons has been found in |ong-
enduring common- property communities in which commons-users inherit
their common-property rights fromgeneration to generation (Netting,
1981; Stevenson, 1991; McKean, 1986; E. Gstrom 1990).

D. Institutional Arrangenents for
the Organi zation of Common Property

1. Threats to Col |l ective Action

Al those who are involved in the collective or gani zation of
comon property do not "share the same information, incentives,
resources, and/or social norms"® (E GOstrom 1992: 32). Sone
i ndividual s may obtain disproportionate benefits by adopting Various
strategies that E OGstrom (1992) calls "opportunistic." The strategies,
which include free riding, rent seeking, and corruption, are potentia
threats to collective action by a community of commons-users. Each of
the characteristic collective-action probl ens di scussed above nust be
able to cope with these threats to coll ective action.

Wiere a commons belongs to a community with a | arge nunber of
legitimate users, it is very costly to exclude those who do not
contribute to the nai ntenance of the commons (d son, 1965). Inthis
comuni ty peopl e who wi sh to use the commons have incentives to invest
in private activities IeaVing others to invest in collective activities
(E Ostrom 1992; Gstrom Schroeder, and Wnne, 1990). |If all users
becone free riders, nothing is invested in the naintenance of the

comons. Over a long termthe commons will be fully depl eted.
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Even if all users are free-riding, the negative effects of the
non-provision are difficult to notice, because the comons nay not
becore useless in the short-term Wen free-ridfng users |earn that
their inputs are necessary over a long-term however, it may be too late
for themto renew the commons.

Wiile free riding relates to the provision of goods, shirking
relates to the production of goods. Those who shirk in production
recei ve a di sproportionate share of benefits like those who free ride in
provision (E Gstrom 1992).

Rent seeking involves active efforts to obtain a disproportionate
share fromprofit-nmaking activities, whereas free riding involves
-passi ve behavior of refraining fromcontribution mhile letting others
contribute (E Gstrom 1992). Rent seeking--the activities to make a
greater profit than woul d be possibl e under conpetitive circunstances—
includes the efforts to control resources, to secure subsidies from
lothers, qnd to exclude potential conpetitors (E Gstrom 1992; Gstrom
Schroeder, and Wnne, 1990). ]

Those who have power to control the distribution of benefits from
a commons have incentives to seek disproportionate gains in exchange for
those benefits (E. Gstrom 1992). These disproportionate shares usually
come fromillegal side paynments. Wat distinguishes corruption from
ot her opportunistic strategies is that it is illegal. Evenin a self-
governing community residents are subject to free riding, rent seeking,
or corruption. They either passively free-ride while others contribute,

or actively use official positions to pursue rent seeking or corruption

2. Design Principles of Common-Property Institutions

The characteristic problens of common-property comunities are
rooted in the physical attributes of the comons, such as partia
excludability, limted jointness in use, and indivisibility.

Institutional arrangenents for governing the commons nust be closely
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related to those physical characteristics. |Institutional arrahgenents
nust also be able to deal with threats to collective action in the
col l ective-action situations di scussed above. Together, these
difficulties pose the basic problemof institutional design in comon-
property situations.
Common property can be sinply defined as commn owner shi p. Common
ownership is explicit when it is proclaimed by law Property |aw
provi des an explicit neans for authorizing ownership. Conmon-property
lawwith respect to a particular type of conmons nay consist of either a
single rule or a conplex set of rules. Aternatively, common ownership
nmay be inferred fromsone set of working arrangenents, even if it is not
legal |y declared. In the so called "underground” or "informal" sector
for exanple, the working norns that residents have created for
t hensel ves substitute for the | aw (Landa, 1988). Although t he comrons
ininformal residential areas are not actually owned by residents,
residents do collectively take responsibility for common facilities (De
Soto, 1989). Wether common ownership is explicit or inplicit, the
dmners of common property nmust have rights to organize collectively.
Inthis study, the design principles that apply to common- property
institutions are adapted fromthe principles formulated by E - Gstrom
(1992 and 1990) and derived fromthe study of Iong;enduring, sel f -
organi zed institutions.™ Five principles--the definition of
boundari es, capacity for rule formulation, capacity for rule
enforcement, capacity for revenue-raising, and appropriate nesting of

institutional arrangements--will be discussed bel ow

a. O ear boundariest

Conmon property should be clearly defined by boundaries. Wt hout
cl ear boundaries, the commons cannot be clained as property. If the
boundaries are not clearly defined, it will be anbi guous who nay or nay

not use the commons, what is rmanaged, who is responsible for caring for
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t he commons, and who benefits fromits use.

The boundaries of common property refer to institutiona
boundari es that define the territory of the commons. In addition to the
bounded space cl ai med as common property, the boundaries of common
property refer to boundary-rules that define the nenbers of the conmon-
property community (E GOstrom 1992 and 1990; Stevenson, 1991). There
is awell-defined group of commons-users, who are distinct from
out siders. Common-property institutions distinguishtwo groups of
peopl e--i ncl uded users and excl uded peopl e who do not have the right to
use. This contrasts to open access, where everyone is a potential user
The distinction between included and excl uded al so determ nes who shoul d
pay for the naintenance of a commons. Free riding is more likely when
perﬁitted users are not clearly defined.

Many commons are physically bounded. GCommunities in rural areas
can be physically bounded by rivers, nountain ridges, forests, and
| akes. Communities in urban areas are al so physical ly bounded by
fences, streets, and blocks. Institutional boundaries sonehow refl ect
physi cal boundari es given in nature or by artificial construction.
For exanpl e, fences physically denarcate the institutional boundaries of

a community by restricting right-holders to residents within the fences.

b. Capacity for rule fornul ation

Rul es are forﬁulated in conmon-property institutions to organi ze
collective action in relation to access control, .regulation of use, and
mai ntenance. Rules in common-property institutions refer to two
different levels of rules: (1) rules that enabl e common- property
communities to formiulate rules or that specify the limts of rule
formul ati on by connon-propérty communities, and (2) operational rules
formul at ed by comon-property comrunities thensel ves.

If government rules effectively forbid commons-users from

organi zing for the purpose of collective action, the cormons cannot be
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c. Capacity for rule enforcenen

effectively organi zed as common property. The rights of commons-users
to fornulate their own rules, therefore, nmust not be chall enged by
external authorities, including government.*

-Rules in comon-property institutions should have three inportant
characteristics.. First, they affect collective-action situations
interactively with the physical attributes of the comons so that they
shoul d reflect and specify the physical conditions of the conmobn-
property comunity. Second, they should keep proportional fisca
equi val ence between the benefit and the share of paynent in the use of
t he commons (di scussed bel ow). Third, common-property institutions
shoul d al so be organi zed to nake arrangenents for commons-users
thensel ves to modify the operational rul eé that apply to themto better

fit to the specific characteristics of their comunity.®™

t14

The formul ation of rules does-not guarantee that users will follow

the rules. As E. Ostrom'(1992 and 1990) argues, agreeing to foll ow
rules ex ante is easier than actually followi ng rules ex post. Since
follow ng rul es [s costly to individual users, not-follow ng rul es g{ves
benefits tothem It is infeasible for users to voluntarily follow
rules so long as others do not obey the rules. Thus, rules nust be

enf or ced. '

Rul e enforcenent gives users confidence that 6thers are not
behaving as free riders. Wen the expected sanctioning costs to free
riders are greater than the expected benefits fromfree riding, no one
would free-ride. Monitoring increases the expected costs of sanctioned
free riding. |If nmonitoring is not so effective, the expected costs of
free riding will decrease, then, individuals mjl[ choose to free ride.
Successful sanctioning, therefore, nust be preceded by successful
nonitoring. Wthout nonitoring, there can be a |lack of fairness between

free-riding and sanctioning. Unless sanctioning becones fair and
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proportional, rule enforcement either is infeasible or yields distorted
out Cones. '

When rul e enforcement gives disproportionate benefits and costs to
different users, it gives riseto conflicts anong them Rules are not
successfully followed and enforced as long as those conflicts include
inequity in resource allocation and nmai nt enance. - The nodi fication of
rul es does not necessarily guarantee that conflicts are resol ved,
because the nodified rules may produce another conflicts as long as
users do not well understand the rules. Thus, rule enforcenent has to
i nvol ve the nechani smof conflict resolution, by which those who are
related to a comunity of a commons di scuss and det erm ne who, what,
where, how, and when on the use of the commons.

Rul e enforcenent is costly. Wen the costs of nonitoring,
sanction, and conflict resolution are greater that the benefits of rule
enforcenent, it is infeasible to enforce rules. If rule enforcenent
relies upon organi zational activities, the benefits that the

organi zation yields nmust be greater than its transacti on costs.

d. Capacity for revenue raising and spendi ng

Common-property institutions nust be capable of legitinmately
generating their own revenue. Conmon-property conmunities raise revenue
within a set of fiscal rules. The fiscal rules not only authorize
common- property communities to rai se revenue from i ndividual s on‘a non-
consensual basis, but also limt their ability to do so.

Common- property communities can rai se revenue through either a
general charge or a user charge, or both. A general charge resenbles a
general tax or nmandatory menbership fee of the comunity, while a user
charge applies only to users. The base of a general charge can vary.

It can be levied on either every nenber of the community or every
househol d within the community. The charge can be based on the val ue of

related private property or on a flat rate per househol d or person.
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Rel ated to access control, nonibayers may be treated as outsiders, and
be excl uded.

Revenue raising by means of general charges alone nay fail to
mai ntain "fiscal equival ence"! between the benefit received and the
share of revenue paid by individuals. By identifying who benefits and
how much, those who receive the nost benefit should contribute the
| argest share of revenue.'® User-charges are nore closely tied to the
| evel of use or particular types of use than a general charge. In
addition, use regulation may be nore efficient through a user-charge

rather than a general charge.

e. Appropriate nesting of institutional arrangenents?®’

By organi zi ng conmon-property institutions into nultiple |evels of
nested structure, resource-users take advantage of different scal es of
organi zation and have- sel ective incentives to contribute to the commons
(E. Ostrom 1992 and 1990; O son, 1965). Smmll-scal e organizations my
prevent users fromfree riding (dson, 1965), and are appropriate for
mai ntaining tacit rules (Stevenson, 1991). A federation of small-scale
organi zations enables themto take advantage of econonies of scale so
t hat people of a federated community do not ne&cessarily have to rely
upoﬁ external agencies for the provision of capital investnment (E

Cstrom 1992).

Physi cal features of a comons may often demarcate the
organi zati onal sub-structure of the conmunity. .#or exanpl e, large-scale
farmi ng areas may be divided by rivers and their tributaries;
nount ai nous grazing |ands may be distingui shed fromone anot her by
nountai n ridges; inshore fisheries nay be sectioned by capes and bays.
Resi dential communities in urban settings nay have nested deci sion-
maki ng structures on the basis of streets or buildings (OGakerson, 1989b;

ACIR, 1988).

27




P

E. Summary

Hardin's "tragedy of the commons” has been often cited as if the
tragedy were an inescapabl e outcome. However, the tragedy of the
commons does not necessarily occur in every type of commons. As long as
the commons is subject to the probability of some difficulty with
exclusion within a set of boundaries and limted jointness in use, it
can be freated potentially as open-access. Mreover, if it is owed by
ei ther nobody or everybody, it is inherently open-access. |n open-
access situations, individual commons-users have |less incentive to
regul ate use or provide for maintenance. |If there is sufficient demand
for use in open-access situations, the connﬁns can be used by everyone
without [imt and will be fully depleted. One alternative to open
access is common property, an institution in which the commons is
commonl y owned by a community of peopl e. Althouéh conmmon property is an
alternative that can avoid tragic outcones, this result is not
automati c.

Three col | ective-action probl ens--access control, regulation of
use, and mai ntenance--arise in comon-property communities. They woul d
not be easily resofved if left to individuals acting separately, but
require_collective action by those who are involved in the ownership and
use of the commons. The sinple presence of common ownershi p, however,
does not ensure that collective action will occur. It cannot be taken
for granted. Individuals in collective-action situations have
incentives to free-ride, if they cannot benefit selectively fromtheir
joint activities.

The col |l ective-action problens have both technical and economc
problenms. In particular, the technical problemin access contro
depends on both derarcating and nonitoring boundaries and identifying
pofential users. Regulation of use poses technical problens related to

ascertaining the effect of timng, quantity, technology, and pattern of
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use, and determning how best to regul ate use as necessary. Mintenance
requires not only collective action, but a |ong-termperspective, if

mai ntenance is to be performed in a timely manner rather than deferred.
Know ng whet her naintenance is required, what types of naintenance
activities and how much nai nt enance are needed, and when they shoul d be
undert aken-—all are technically probl ematic.

The econom ¢ problen1in col l ective action turns upon the
conparison of benefits with costs. Theoretically, collective actionis
opti mal when margi nal benefit equals narginal cost. Presumably, the
common- property community attenpts to undertake an optimal degree of
collective action, not to sinply naximze it.

Al t hough the common-property community nay benefit from del egating
the responsibility for undertaking collective action to agents in both
techni cal and econonmic ternms, this creates a principal -agent probl em
Agents have incentives to shirk as long as they are not individually
nonitored. Monitoring of agents by the principal, however, depends on
col l ective action by the nenbers of the community. Individual residents
have incentives to free-ride in nonitoring as |long as they cannot
benefit selectively. Shirking and corruption of.agents are nore |ikely
mhgn moni toring cannot be sustained at appropriate |evels.

G ven the physical attributes of the conmons, the strategies that

~users choose and the ways that they interact with one another nay work

to solve or exacerbate collective-action problens. In particular,

various types of opportunistic behavior, such as free riding,  shirking,

*rent seeking, and corruption, can yield nore difficulties in collective

action by a community of people. These collective-action problens in
common property situations are affected by variations in the design of
conmon- property institutions. ‘
Common- property institutions nmake arrangenments for governing the
commons and taking coll ective action, and thus, are potentially able to

sol ve col |l ective-action probl ems, while open-access institutions are not
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able to do so. In general, definition of clear boundaries of both a
community and its commons-users, capacity to self-govern and nake

col l ective-choice arrangenents in the formulation, nodification, and
enforcement of rules, capacity for revenue-raising, and nested
institutional arrangenments provide criteria for designing appropriate

institutional arrangements for conmon property.
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The figures in the upper-right corner of each cell indicate the

" payoffs that 1" make. The figures inthe bottom|eft corner of each

1. According to Hardin, the positive utility of increnmenting one ani nmal
is nearly +1, because the herdsman receives all the benefits fromthe
sale of the additional animal. The negative utility is just a fraction
of -1, because the effects of overgrazing are shared by all the -
herdsnmen. Thus, it is rational to add as many ani nal s as possi bl e.

2. This is aprisoner's dilemma (PD gane:
I

cell indicate the payoffs that "others" nake. Whatever choices others
make, the payoff for ne is always greater when | use than when | do not
use (-1 > -3 or +3 > +1). Therefore, | always choose to "use," as |ong
as | do not know others' choices. By the same way, since the PDgane Is
sKmretrl cal, others also always choose to "use,” 1rrespective of choices
that | make. As a result, everyone always chooses "use" in this gane
and makes a Bayoff of -1. If both others and | choose "do not use," the
payoff will be +1 to anyone. However", no one chooses "do not use" in

the PD gane situation.

3. Common facilities differ fromcomon resources in sone inportant
respects. Facilities, such as irrigation systens or residential
streets, are not self-renewi ng |like resources, such as grasslands or
fisheries. Man-nade facilities are only artificially regenerated. Even
natural resources, however, are sonetines renewed artificially.
Cal i fornian groundwater basins are often refilled with water fromthe
Col orado R ver that is conveyed through the water pipelines. Inshore
fisheries in a nunber of countries are supplied with baby fish that have
been artificially hatched in fish farns. In addition, facilities are
subject to decay even if not used at all, while resources are preserved
as long as they are not used. Thus, resources can be optimally
mai ntained if their uses are controlled within l[imts, but a man-nade
facility cannot continue to operate efficiently even for its expected
life without some |evel of both routine and energency mai ntenance, in
addition to use controls. For a related discussion of this problem see
E. Gstrom R Gardner, and J. Wal ker, Rules, Ganes, and Conmon- Pool _
Resources (1992): Chapter 1. The authors addressed the difference
etween denand side versus supply side provision probl ens.

4. Qpen-access and common property are two ki nds of property
arrangenents that are feasible. There are also private property and

state property.
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5. The Korean national ‘governnent nonthly levies a public TV tax on
those who own a TV set. Even if people do not pay for the public TV,
however, they will never be excluded fromwatching the public TV
channel ; instead, they will be charged | ate paynent fees.

6. For details on the classification of private goods, public %oods,
toll goods, and common pool resources, see Gstromand Gstrom (1977).

7. Not all commons can be easily di chotom zed according to incorne-
yielding or not. In a sense, nany commons Yyield mxed types of .
products. For exanple, lakes or rivers are used not only for yielding

I ncone, but al so yield consunption goods, such as boating, sw mmng, and
playing. The difference is in howa community relies on a coomon
resource or facility. The farmng comunity regards rivers in relation
to income, while tourists use themfor recreation. The fishing
community also treats inshore fisheries as a najor income source.

8. Entertainment centers, such as Disney Land or Six Flags, can choose
anong following three alternative ways for selling tickets: (1) sell

tickets for entry and entertainnent facilities separately; (2& sel |

tickets for entry and all or selected entertainments in a package; and

#3)_30 not sell tickets for entry but sell tickets at each entertai nment
acility.

9. If "maintenance" is defined as "any activity that slows the
deterioration of a facility, whether that deterioration has been caused
by use or aging (Gstrom Schroeder, and Wnne, 1990)," mai ntenance

i ncl udes access control and regulation in use. In this section
however, the concept of maintenance includes neither access control nor
regul ati ons of use.

9. Those individual disparities nay arise fromcoordination and
information activities, such as coordinating input activities, obtaining
relevant information about transformation, or attenpting to obtain

di sproporti onate advantage fromtransformation activities (E Gstrom
1992: 30-38).

10. The institutional design principles developed by E. Gstromrefer to
(1) clearly defined boundaries, (2) proportional equival ence between
benefits and costs, (3) collective-choice arrangenents, (4) nonitoring,
(5) graduated sanctions, (6) conflict resolution nechanisns, (7) nmnina
recognition of rights to organi ze, and (8) nested enterprises.

11. Adapted fromDesign Principle 1 designed by E. Gstrom (1992).
12. Adapted fromDesign Principle 7 designed by E. Gstrom (1992).
13. Adapted fromDesign Principle 3 designed by E. Gstrom (1992).

%iggéyapted fromDesign Principles 4, 5 and 6 designed by E. QGstrom

15. This concept is adapted fromM dson (1969) and ACIR (1987): ch.2
16. Adapted fromDesign Principle 2 designed by E. Gstrom (1992).
17. Adapted fromDesign Principle 8 designed by E. Gstrom (1992).
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Chapter |1
RESI DENTI AL COWLUN TY ASSQOCI ATI ONS

A. The U ban Commons

1. The Wban Commons in Residential Areas

Urban space is comonly used or shared by a multiplicity of
different users. The conmon space, such as streets, parks, sidewal ks,
parking lots, and squares, may be referred to as an "urban commns."
Because the urban commons is subject to sone difficulty in exclusion and
has only linted jointness in use, it tends to be treated as open-
access, public space, subject to the care of a general -purpose | ocal
governnent through its police, fire, sanitation, and public-works -
officials. Like any open-access commons, urban space is potentially
subject to tragedy, especially under conditions of" great popul ation
density. _

The urban commons has particul ar physical attributes in,
residential contexts. First, the urban residential commons is closely
related to the preservation of housing stock. In other words, the
conditions of an urban residential conmons have an effect on the val ue
of private housing stock, just as an irrigatioh system affects both the
harvest quantity dnd the value of farmng fields within the system For
i nstance, residential security is generally perceived as security in
residential streets as well as security in each house (Jacobs, 1961).

If the residential streets are perceived as unsafe, residents may feel
i nsecure and nove their place of residence. As nore residents |eave the ‘
residential area, houses woul d be deval ued or abandoned.

The urban residential areas that are organi zed as open-access,
public comunities are potentially subject to a type of externality that

Schel ling (1978) calls "tipping."* The effects of deterioration of one
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section spread over other sections in the residential area. For
exanple, if there exists an abandoned open-access space inaresidentia
area, it may becone a pl ace that fosters illicit antisocial activities
such as assaults, drinking, and vandalism (Jacobs, 1961). This unsafe
common space nay trigger a process of housing abandonment that spreads
over time through a nei ghborhood. The abandonnment of a few houses
pronpts some nei ghbors to | eave their homes. The houses |eft are vacant
and becone vandal i zed. The nore houses are abandoned and vandal i zed,
the nore neighbors will leave, and so on. At |ast, the whole
~residential area may be devastated, and remain so unless it is

redevel oped at great expense. Failure to care for the urban conﬁons in
t he open-access, public residential area may result in the reduction or
deval uation of its whol e housing stock.?

Second, the urban residential conmmons involves nultiple,
het er ogeneous types of uses (Jacobs, 1961: ch.2-ch.4). Wile arterial
streets are generally used only for transportation, residential streets
are used for pl ayi ng, jogging, wal king, and sone types of recreationa
activities, in addition to transportation. Residéntial streets are not
easily used for both mass transportation and playing at the same tine,
while they can be jointly used by pedestrians and joggers. Depending on
the regul ation of particular types of uses, the urban residentia
commons is subject to varying degrees of alternative use and joint use.

Third, many urban residents are relatively free to exit to other
residential comunities in acity. |If they frequently nove fromone
community to another, their sense of attachment to a particul ar commons
may becone weaker . ' .

"Tragi c" outcones can occur in open-access, public residentia
areas, as often witnessed in many large cities throughout the world.
The urban residential conmons, however, is not necessarily subject to
open access if it is properly designed (Newran, 1972). For exanpl e,

residential subdivisions surrounded by fences physically and
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psychol ogically inhibit access by outsiders. Public streets, if they
are located within those residential subdivisions, are not conveniently
used by everyone. They can be maintained as common property of those

residential subdivisions rather than as open-access, public space.

2. The Wrban Residential Commons O gani zed as Common Property
Traditional property arrangements in urban residential settings
di chot om ze property into private and public donains. Housing,
bui I dings, and the linted grounds around themare held as private
property, while residential streets, sidewalks, parking |ots, and parks
are open-accéss, public facilities. @Gven the private/public dichotony;
an urban residential commons can be conpared to Hardin's grazing
commons. Mich like grazing aninals without limt, the urban residentia

conmmons can be overused or overexploited in open—access situations. As

‘aresult, just as a tragic outcome occurs in the grazing comons, the

urban residential commons nay become usel ess to the extent that access

is not controlled, or use is not regulated, or maintenance is not
under t aken

A residential comrons, although used al so by outsiders, is
primarily used by its residents--those who live within its boundari es.
They can be considered the primary conmons-users. vhen boundaries are-
not clearly defined in an open- access situation, however, it is not
possible to define the primary commons-users in a clear and unanbi guous
manner. Wthout such a definition, it is not possible for residents to
assume cl ear and unanbi guous responsibility for the regulation of and
care of the residential commons. Therefore, this responsibility is
assigned to government. As a nunber of studies show, however, the
conmons does not have to be organi zed by central governmental authority
to be effectively regulated and maintained (E Gstrom 1992 and 1990;
Tang 1991 and 1990; Stevenson, 1991; Bl onguist and Gstrom 1985; Runge,
1986) . '
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If a residential community is organized, the responsibility for
the care of its commons can be assigned in part to the association of
its primary users, i.e., homeowners and residents of the community.

This allows the residential conmmons to be converted from open-access,
public space into a common-property resource or facility, subject to the

care of a residential comunity association (RCA).

B. Defini ng RCAs

Integrating a nunber of theoretical and enpirical studies on RCAs
(Gakerson, 1989a and 1989b; Bish and V. Ostrom 1973; Logan and
Rabrenovic, 1990; Fisher, 1984), an RCA can be defined by three
el ements. A comunity association nmust have all three elenents to be
considered an RCA in this study. Enpirically, nost condoni niunms and
homeowners' associations inthe U . S., as well as apartment communities
in Seoul, qualify as RCAs by this definition

The three defining elements are as foll ows: .

(1) the association is created by devel opers as an adjunct to the
decision to develop a housing comunity;

(2) nenbership in the association is mandatory and autonatic on the
purchase of, or residence in, property within the comunity; and

(3) an elected governing board has the authority to enforce rules
governing the use of commn and prjvately-ommed property and to raise
revenue to provide collective goods for the comrunity, including both
t he mai nt enance of common infrastructure and "public" services.

The distinguishing institutional feature of RCAs when conpared to
| ocal governments is thei; private creation by devel opers as an adjunct
of the process of housing devel opment. O herwi se, they function very
much like snmall |ocal governnents—automati c mandatory nemnbership, use

of an el ected governing board, provision of collective goods and
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services, and enactnent of rules pertaining to individual and househol d
behavior. It is in the nethod and circunstance of creation that RCAs
are nost unlike local governnents. The creation of new RCAs is directly
linked to the devel opnent of new residential comunities, whereas the
creation of local governments is seldomas closely tied to housing

devel opnent .

Wiile RCAs are private organizations in the way they are created,
they are public organizations in the types of functions they perform
Therefore, RCAs are often called "private governnments" or "quasi-
governnental " organi zations (Gstrom Bish, and Gstrom 1988; Cakerson,
1989b). In this sense RCAs can be distinguished fromprivate clubs and
purely voluntary nei ghborhood associ ations, as well as from
nmuni ci palities. |

RCAs inthe U S. have three basic legal forns; condom ni uns,
homeowners' associ ations, and cooperatives (AQR 1989).° In Korea RCAs
are found exclusively in apartment comunities. RCAs can al so be
categorized as terri torial or nonterritorial , according to their
geogr aphi cal boundaries. Territorial RCAs enconpass real estate and
define a set of boundaries nmuch like a municipality. Nonterritorial
RCAs include only high-rise buildings or sets of units on individual
lots (AR 1989). Most apartnment RCAs in Seoul, although conposed of
multiple high-rise buildings, are territorial.

The growth of RCAs inthe U S. has exploded during the Iast‘ 30
years. The estinated nunber of RCAs inthe U S. is about 130,000 in
1989, conpared-to fewer than 5,000 in 1960. Mich of this growh results
fromthe dramatic increase in planned unit devel dpmant (PUD zoning and

condom ni umowner shi p projects (AR 1989; Dowden, 1989).
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C. RCAs as Common-Property Institutions

The key to understanding RCAs is recognizing that they are comon-
property institutions, nuch |ike those discussed in Chapter |I. RCAs
have not been previously studied fromthis perspective. In addition to
i ndi vidual | y-owned, private housing, RCAs include a substantial anmpunt
of common space and facilities created with the devel oprment of
residential comrunities. In condom niums, for exanple, each housing
unit is individually owned, but the buildfngs, grounds, and common
facilities are owned in comopn. These comopns are neither private
property belonging to individual owners nor public property cared for by
government; instead, the commopns is owned by the association of
homeowners. This study applies common-property theory to RCAs. Comon-
property theory suggests both a set of characteristic problens
" associated with any commons and a set of characteristic institutiona
arrangenments for addressing these problens. Institutionally, RCAs
possess the necessary characteristics to be considered potentially

effective common-property arrangements

1. Boundary Conditions

W t hout clear boundaries, the commpns cannot be effectively
claimed as common property. The boundaries of the RCA refer both to
jurisdictional boundaries that define its territory and to the
definition of menmbership. The territorial jurisdiction of an RCA is
unambi guously given by property lines that can be physically marked.
Menbership is mandatory and automatic on the purchase of a housing unit
wi thin the RCA. Becéuse the menbers of the RCA are owners of the
comons, they have the right to exclude outsiders, being clearly
entitled to control the property within the RCA boundaries. The degree
to which outsiders can effectively be excluded, or even whether the RCA

community wants to exclude themin every case, is a separate question.
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2. Governance and Col | ective Action

Al though certain types of rules are externally given, RCAs have "
the capacity for formulating, nodifying, and enforcing their own rules
as well. RCAs also have the capacity to raise revenue and create
i nternal deci si on-maki ng arrangenents.

Inthe United States, rules pertaining to RCAs are generally
structured at three different |evels, although they vary slightly from
state to state (Hyatt, 1988; IREM 1984). The first |level of rules |
consists of state legislation. Mst states have legislation referred to
as a Horizontal Property Act or a Condomi niumAct. The second |evel of
rul es consists of both a declaration by devel opers that defines the
extent of common space to be conmonly omned-and RCA byl aws that specify
how t he RCA shall function. The third level of rules refers to
operational rules that regul ate the decisions and behavi ors of
i ndi vi dual s and househol ds, including residents and enpl oyees.

State legislation legally enables RCAs to be created by all ow ng
private developers to do so. It also requires honmeowners to be RCA
menbers and all ows RCAs to regul ate nmenbers and | evy nmandatory fees.
Wthin the opportunities and limts created by statelaw, the
decl aration and by{ams serve the essential role of an RCA constitution
In parpicular, t he declaration generally contains the rules on
menber shi p and jurisdictional boundaries, and the byl aws provide the
gover nance framework by specifying governing structure, voting and
el ection, and regul ation of resident behavior. The bylaws al so include
fiscal rules that not only authorize RCAs to raise revenue fromnenbers,
but also limt their ability to do so.

Based on t he byl aws, RCAs establish operational rules on the use
of the commons. The RCA rules regul ate the user behavior and all ocate
use armong joint and alternative uses. Al though private housing is
subject to private uses by individual residents, particular types of

private uses can be controlled by the RCAin the interest of regulating
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ext er nal effects. There are two types of regul ati ons—dse regul ation
and architectural regulation. RCAs have rights to regul ate resident
behavi or of all users. Even details such as drying clothes or cooking
in a bal cony can be regulated by RCAs. Architectural regul ation sets
the guidelines that property owners nust follow when changing the
exterior of their unit or structurally altering the unit. These

regul ati ons can be inportant to enhanci ng and preserving the property
val ue or- character of communities.

The RCA byl aws generally all ocate decision-maki ng anong three
types of arrangenents. The first type is decision-making by all
menbers. The RCA nenbers participate in nmenbership neetings, voting,
and el ecti ons. | Voting rights are given one per uni t, not per resident
(AQR 1989). The second type is decision-naking by a board of
directors. Wile certain matters that affect the RCA nust be put before
the general menbership neeting, nost decisions are nade by the board of
di rectors—the official governing body of the RCA. The nenbers of the
board of directors are elected by and fromthe menbers of the RCA The
primary responsibility of the board is formulating, nodifying, and
enforcing rules pertaining to the operation of the RCA (AR 1989;
Hyatt, 1988). The board often establishes a managenent office as its
adm ni strative body. The third type is decision-nmaking by committees.
Once a board of directors has been elected and its officers chosen, the
next step is to appoint conmttees. The committee system can aid t he
board and facilitate the operation of the RCA by researching issues

prior totheir.debate at neetings (IREM 1984).

D. RCAs in a Local Public Econony

1. Partitioning Wban Space

As common-property institutions, RCAs in effect partition urban
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space by encl osing the common space within their boundaries and treating
this space as conmmon property rather than as open-access, public
property. Fences can be built and access by outéiders controlled. By
partitioni ng urban space, however, RCAs do not necessarily ai mat
conpletely isolating thenselves fromthe rest of the city, although they
do seek to buffer or shield thensel ves fromsome outside forces. They
do aimat making property-owners responsible for the care of comron
space in proximty to their place of residence (see Newran, 1972). RCAs
thus tend to conpl enment |ocal governments, and provi de sone of the
services that RCA residents woul d otherw se receive fromgovernnents.

In sone cases, they enable their imrediate residents to enjoy the common
residential facilities that governnents mght fail to maintain.

In St. Louis County, Mssouri, for exanple, five different types
of units are involved in street service provision: state, county,
muni ci pal i ty, devel oper, and subdivisions (see ACR 1988: ch. 6;
Oakerson, 1989a). Wile residential streets are common property of
subdi visions, arterial streets are public property of nunicipalities,
the county, or the state. 1In 1986, at |east 427 private subdivi sions,
organi zed as RCAs, maintained their own streets. They restricted access
and controlled traffic within their boundaries, while paying for and
arrangi ng for nai ntenance of their own streets. RCAs, although they are
private jurisdictions in a legal sense, function as collective provision

units for the residential streets within their jurisdictions.

2. RCAs as Provision Units

Just as RCAs effectively partition and manage urban space as
comon-property institutions, by the same token they fit into a | oca
public econony as service provision units. RCAs are capabl e of
providing certain collective services that are packageable at the
comunity level. They are one of various types of provision units in a

differentiated | ocal public econony.
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a. Dfferentiating a local public ebonorry

Many traditional scholars of public admnistration have argued
; that there is only one right way to organize |ocal governnent in a |large
netropolis: a single, areaw de unit of governnent and uniform '
arrangenent of subunits. However, netropolitan areas frequently are
organi zed by nurerous independent jurisdictions of various size and
type. These various units inter act t hrough pr ocesses of cooper at i on,
conpetition, conflict, and conflict resolution (V. Gstrom 1990) and
enabl e individual citizens to have a nunber of opportunities to choose
servi ce packages that best suit their preferences (Gstrom Tiebout, and
Warren, 1962; V. OGstrom 1989). Such |local systens can be better
understood as public economes maintained by multiple actors, rather
than as purely gover nient al arrangenents that are dom nated by a single
unit of governnent. A nunber of studies have shown that if local public
economes are properly differentiated, they tend to be nore responsive .
to citizen pref erences., efficient in service production, and equitable
in service finance and delivery.*
! Counties, townships, nmunicipalities, and special districts are
units in a public econony, nuch |ike households and firns in a private
market. RCAs are also viable units in a |ocal publ i c econony. Al though
RCAs are private in a legal, nomnal status, functionally they are
public organizations in that they pfovi de community services (Ad R
1989). The creafi on of housing devel oprrents is followed by the creation
of RCAs as collective- goods provision units that are very closely
mat ched to the physical characteristics of those communities. |n other
wor ds, as new housing is devel oped,' new RCAs are forned, and the | ocal

public econony is nore differentiated.

b. Separation of provision and production
The study of local public econom es distinguishes the concept of

provi sion fromthe concept of production (Gstrom Tiebout, and Varren;
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1962). Provision, in general, refers to collective choices that e
determne: (i) what and how much service to provide; (ii) what and how
toregulate; (iii) hownuch revenue to raise and howto raise it; and
(iv) what arrangenments to nake for community service production (ADR
1987; GCstrom Tiebout and Warren, 1962). Production refers to the nore
techni cal process of transformng resource inputs into outputs--making a
product, constructing a facility, or rendering a service (AR 1987).
The separation of provision fromproduction enables RCAs to be
viable as provision units for a wide array of services in a local public
econony. RCAs are "provision units" in that they, in general, nake
col I ective choi ces regarding the provision of comunity services that a
gover nnent woul d ot herwi se provide. RCAs, however, are not necessarily
production units. They can nake arrangenents for production by

contracting with other actors in a publ i ¢ econony including governnments

-and private service agencies. |n consequence, the RCAis able to be

responsive to resident preferences by matching the scale of provisionto
the boundaries of the imrediate residential comunity, while it can
utilize economes of scale in production by contracting with production

agenci es of |arge scale.

c. Functions in a local public econony

RCAs internalize the effects of commnity service provision
Since public goods have indirect consequences that are called
externalities or spill-over effects, their users have incentives to
free-ride in provision. RCAs, however, are potentially capabfe bf
internalizing the benefits by providing certain public goods that are
not packageabl e to individuals, but are packageable at a community or
nei ghbor hood | evel (Gstrom Tiebout, and Warren, 1977). As aresult,
RCAs have incentives to collectively provide public goods within their
comuni ties.

The functions of RCAs as provision units--1evying nandatory fees,
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regul ati ng resi dent behavior, adjusting disputes anong residents, and
provi ding services of security, garbage collection, pest control, and
nmai nt enance—are typical of provision units in local public econom es
(AR 1987 and 1989; Qakerson, 1989a and 1989b; Garreau, 1987;

Bl Ii ckson, 1982; Gstrom Bish, and Gstrom 1988; Parks and anerson,
1989; Rich, 1979). Eficiency in a local public econony is enhanced by

different-size provisioh units for different services with different

conditions of packageability (AR 1987; Gstrom Tiebout, and Warren
1962; V. Gstrom 1989 and 1990).

Inthis sense, RCAs are potentially an inportant institution in
the organi zation of a local public econony. Wthout RCAs, many public
services in urban residential comrunities would be provided by |arge
| ocal governnents and produced by'Iarge bur eaucraci es rather than
through the coll ective action of inmrediate residents. Yet, the
provi sion of public goods by RCAs does not aimfor conplete separation
of residential communities fromlarger local or regional units of
governnent, but for their self-governance and representation of their

; preferences within a public econony (see Kotler, 1969; ch.9).

E. Theoretical Controversy about RCAs

RCAs are capabl e of generating inportant benefits for their
nmenbers, devel opers, |ocal governments, and the commnity as a whol e.
Menbers often benefit from steady or increasing home val ues created by
the land-use restrictions in their comunities. In addition, RCAs often
provide their menbers with a wi de range of services that are not
avail able fromlocal governnments or that suppl enment the services

provi ded by |ocal governnent. Developers benefit by being able to

provi de nore attractive and narketabl e hones in a stable, livable

environment, often at cost savings to both the devel oper and the
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purchaser. Local governments benefit by obtaining devel opnment that is

self-financing, features desirable anmenities, and adds to the |ocal tax
base. The larger commnity benefits fromRCAs through the increased
range of housi ng choi ces available to potential hone buyers (Tarl ock,
1989) .

Citics of RCAs argue, to the contrary, that rmany homeowners-do
not understand the inplications of living in an RCA community and are
unprepared for coomunity control. |In particular, those who have not
lived in an RCA community rmay be unconfortable with dual citizenship in
the RCA as well as the local government in which the RCAis |ocated.
Concer ni ng taxation, RCA menbers may pay hi gher taxes as a result of
being in an RCA when the appraisals of individual hones reflect the

added val ue of common facilities. RCA nenbers may conplain of double

“taxat | on—payi ng bot h property taxes and nandatory RCA fees. RCA fees

al one nay prove' a burden to nenbers, particularly those with noderate or
fixed incomes (AR 1989). RCAregulations may be so detailed as to be
excessive to certain menbers. Uniform re_gul ations by RCAs may result in
conflicts anong different interests of residents. Indeed, RCAs in the
U.S. frequently limt the size of nmail boxes, the presence of clothes
l'ines, and the nunber and ages of overnight visitors (Barton and
Silverman, 1989). '

One of the pot ential advantages of provision by RCAs is their
relatively small size. Functionally, as provisionunits, RCAs are
i ndi stingui shable fromnunicipalities (wth respect to homeowners) in
the U S. Participation in collective action is enforceabl e once a hone
is acquired within the jurisdiction. RCAs are, however, generally nuch
snmaller than nmunicipalities. As an agreenent for undertaking collective
action, a small RCA may, rtherefore, be able to rely on |l ower cost,
consensual nechani sns for collecting reven.ue to provide public goods and
regul ati ng resident behavi or.

Theoretically, RCAs as an institution can be eval uated accor di ng
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to the following criteria: preference aggregation and expression, fisca
equi val ence, and accountability (ACIR 1989). |In terns of aggregating
: preferences to provide services, an RCA allows a community to act
collectively, without requiring the willing consent of each and every
honeowner, operating in nmuch the sane manner as a | ocal governnent.
But, RCAs tend to be nmuch smaller, with boundaries that are closely
mat ched to a particul ar subdivision or housing devel opnent. As a
consequence, RCAs allow nmore diverse preference expression and nore
precise fiscal equivalence by closely matching association boundaries to
particul ar subdivisions and housi ng devel opnents, and by using revenue-
raising instruments such as mandatory fees for services that are closely
mat ched to benefits received (Qakerson, 1989b). There are also
potential advantages in accountability. Frequent elections and
relatively easy, informal access to association officers would tend to
increase the potential accountability of an RCA "government" to its
menbers (Cakerson, 1989b).

Proponents of RCAs argue, therefore, that they provide for greater
) consumer choi ces, increased |ocal self-determnation and comunity
control, greater econonmic efficiency iri land use, nore efficient and
responsi ve service provision, nore stable nei ghborhood | and val ues, and

nore attractive residential neighborhoods (ACIR 1989).

F. Conclusion: Research Questions

1. What is the nature of the commopns in urban areas? \What kinds
of problens occur in a residential commobns? How do they affect the way
it is organized?

Theoretically, the urban commons is conventionally organi zed as
open-access. Urban residential areas are dichotom zed as private space

and public space. |[|f the urban residential commopns is treated as open-
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access, and if public space is not successfully cared for by governnent,
it may be abused beyond sustainable lints and lead to a reduction of
the housing stock. Aternatively, a residential commons can be assigned
to the care of the association of hone owners and residents in the
community and organi zed as common property rather than open-access,
public space. - Common facilities within the RCA boundaries are neither
private property belonging to individuaf owners, nor public property
cared for by governnment. Space within the boundaries of RCAs is no

| onger di chotom zed as private space and public space, but as private
space and conmon spacé. Enpirically, we need to know nore about how

such an institution operates in an urban context.

2. How are RCAs as common-property institutions organi zed? How

have RCAs as conmon-property institutions been adapted to urban

‘problens? How do RCAs address the characteristic problens of comon-

property comrunities?

Theoretically, access control, regulation of use, and mai nt enance,
all tend to be characteristic of common-property communities. Do these
sane problens apply in urban residential settings? Various types of
threats to collective action tend to exist in any type of collective-
action institution like RCAs. In RCAs, the free-riding problemcan
occur in the relationship between residents and the RCA; the shirking
probl em between enpl oyees and the RCA; the corruption problem between
RCA of ficers and private service agencies; conflicts, between managers
and t he RCA governing body, and anong residents. Enpirically, we need
to learn how these characteristic problens and threats to collective

action are addressed by RCAs in the urban residential context.

3. How do RCAs function as service provision units? Wat types of
services are provided by RCAs? How are arrangenents for service

producti on nmade? :
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As service provision institutions RCAs are expected to provide

various types of collective services. Those collective services

~generally aimat nmaintaining the housing stock and infrastructure

related to housing, maintaining the security, health, and peace of the
communi ty, and inproving the quality and conveni ence of |ife.
Theor et cal | y, RCAinstitutions have the capacity to provide collective

services. Empirically, are they able to do so?

4. Do RCAs have an inportant role to play in urban areas? How do
they fit with other institutions, including |ocal governnents, in the
urban setting? |s there a conparative advantage for RCAs in urban areas
with respect to certain functions?

Theoretically, RCAs are viable units in a local public econony.
They in effect partition urban space by enclosing the common space
within their territories and treating this space as common property
rather than as open-access, public property. ,By providing sone of the
services that RCA residents woul d ot herw se receive fromgovernments,
RCAs woul d tend to conpl enent |ocal governnents. Enpirically, Ve need
to know nore about the types of relationships bet ween RCAs and ot her

units that function in a local public econony.

5. The enpiri cal guestions raised above will be addressed in this
study through case studies of apartment communities in Seoul. The major
questions can be grouped as follows: (1) how are RCAs in Seoul organized
as comron—property institutions? (2) how do they deal with the
characteristic problens of the coomons? (3) howdo they function to
provi de various types of c_oI | ective services? and (4) howdo they fit

into the context of the metropolitan, public econony of Seoul ?
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1. Thomas C. Schelling, in his Mcronotives and Macrobehavi or (1978:
101), discusses "tipping" as follows: )

Tipping is a name that was first applied to nei ghbor hood
mgration. It was observed that the entrance of a few
nenbers of a mnority into a nei ghborhood often caused sone
anong the fornerly:homogeneous popul ation to |eave, or to
show signs of |eaving. Their departure |eft openings, so
more menbers of the mnority could enter; the increase in
new resi dents induced nore of the old to | eave, and so forth
inthe famliar process.

2. The relationship of a residential commons to private housing stock is
not necessarily restricted to the case of residential safety. Failure
of the urban residential comons to zleld ot her consunption goods and
services may affect the housing stock. Residents may al so nove to

anot her residential area where the streets and parks are better. In

ot her words, the value of private housing is determned by the condition
of the residential area as well as the condition of housing itself.

3., I'n condom ni um associ ati ons, a honeowner holds title to an individua
residence, while holding title to the common spaces of the entire
condom niumin common interest with all other owners. The condom ni um
associ ati on does not own any conmon property; instead, the association
manages common property for the conmon owners. In a honmeowners

associ ation the unit owner owns both the interior and exterior of an

i ndi vidual hone and a plot of land around it. The association both owns
and manages common properties. Mnbers of cooperatives do not own rea
property. |Instead, they own a share in a corporation that ows and
Tg;ntains t he buil di ngs, common grounds, and facilities (AR 1989:

4., See ACCR 1987; Parks and Cakerson, 1989; V. Gstrom 1989 and 1990;
Gstrom Ti ebout, and Warren, 1962; Gstromand Bi sh, 1977; Gstromand
Gstrom 1971; Gstrom Bish, and Gstrom 1988; Bish and Gstrom 1973;
Savas, 1978; Schnei der, 1986.
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Chapter |11
I NSTI TUTI ONAL  ARRANGEMENTS RELATED TO APARTMENT COMMUNI TI ES | N SEQUL

The purpose of this chapter is to describe the basic institutional
arrangenents conmon to apartnent communities in Seoul. These
arrangenent s i ncl ude provi Isi ons of a presidential decree, a standard set

~ of byl ans adapt ed by nearly all apartmant‘ comunities, units of the
net r opol i tén gover nnent of Seoul, and related institutions or gani zed at

district and sub-district |evels.

A Apartments in Seoul

1. Ceneral Description of the QO ganization of Seoul

' Seoul is located on the downstreamof the Han R ver that runs
across the central part of the Korean peninsula. The city extends over
605.4 knt and has a popul ation of about 10,577,000, over one fourth of

t he whol e popul ation of South Korea (in 1989). §eou| has been the
capital of Korea since 1392. '

The Metropolitan Oty of Seoul is conposed of 22 districts. In
each of themis |located an executive office of the netropolitan
government. Each district, called a "gu," is conposed of 15 to 35
subdi stricts, called a "dong." A dong is the snallest fornal
adm ni strative unit, in which an adninistrative office of the
nmetropolitan governnent is located. Across the whole ci fy of Seoul,
there are 494 dong. .

The netropolitan governnent of Seoul was nade subject to the
direct control .of the prime mnister under a special |egislative neasure
enacted in 1962, whereas other cities are under the control of the
mni ster of Domestic Affairs. Although the netropolitan governnent is

not a unit of the national governnent, - the mayor is appoi nted by the
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presi dent of Korea on the recommendation of the prime mnister. The

mayor of Seoul is treated at the ministerial level. Chief executives of
gu and dong governnents are appoi nted by the mayor of Seoul. The
representative assenblies of the Metropolitan G ty.' of Seoul and gu were
abolished in 1960, and only recently reinstated, in 1991. Assenbly

nmenbers of Seoul and gu are elected directly by citizens.
Each dong office deals with about 20,000 citizens on average, SO

that it alone cannot directly contact every citizen in its jurisdiction.

Tong is established in this context in order that citizens can contact

governnent of fices through their tong heads (discussed later in this
chapter), and vice versa. Atong is a subdivision of a dong, but there
is'neither a formal administrative office nor a regular public official
at the level of tong. Aban is a subunit of a tong. Likethetong, it
has no fornal government office.

The sizes of tong and ban are not uniformacross Seoul, but vary
with the characteristics of the jurisdiction, such as popul ation density

and physi cal boundaries. Wthin apartment comunities, in general, one

to four apartment buil di ngs conmpose one tong, and a ban is constituted

by househol ds on the sane floor or along the sane buil ding entrance (see
Figure 3.1).

2. Statistics on Apartrents in Seoul .

Seoul had a total of 1,506,000 housi hg units in 1989. Anong t hem
823,000 (54.6 % were detached houses, while 683,000 (45.4 % were
common hbusi ng units (i.e., milti-unit housing) i hcl udi ng apartnents.
Among common housing units, 478,000 (31.7 %of total housing units)
units were apartnents (Seoul Metropolitan Government, 1990). |

Seoul is geographically divided by the Han River into sections
"north of the River" and "south of the River" (see Figure 3.2). The
size of the north side is 298.2 knf, while the south is 307.2 knf; the
popul ation of the north is 5,477,000, and the south is 5, 100, 000.
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Figure 3. 1.

The organi zational structure of the metropolitan admnistration in Seoul
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Figure 3. 2. Administrative Districts of Seoul

N
w E
)
Tobong-gu Nowon-gu
hungrang-gu
Songbuk-gu
Tongdaemun-gu
ongnoe-gu
npyong-gu
Sodaemun-gu hung-gn Songdong-gu don
angdong-gu
Yongsan-gu -~
Mapo-gu Han River gpa-gu
Kangso-gu Kangnam-gu
Tongjak-gu
Yangchon-gi\, Yongdungpo-gu
Socho-gu
Kwanak-gu
Kuro-gu

53




Apartnents are not evenly located all over Seoul, but are
di sproportionately dense on the southeast side. Four districts on the
sout heast si de—Songpa-gv., Kangnam gu, Socho-gu, and Kangdong- gu—have
43.03 percent of all apartments in Seoul.

There are three types of developers of apart nment qonnunities—%he

net ropol i tan governnent, the Korea Housi ng Corporation (KHC), and

private.developers. The proportion of apartnents devel oped by each is .
21.18 % 26.91 % and 51.96 % respectively. The first apartnent
"communi ty" in Seoul (and Korea) was Mapo Apartnént Communi ty, devel oped

in 1962 by the KHC { Hyundai Jutaek, 1990). Since 1962, 1,466 apart nent

3

units were built inthe 1960's, 169,035 apartnent units in the 1970's,
and 265, 185 apartnent units in the 1980's (for annual detail ed data, see
Table 3.1).

Apartments in Seoul are classified for statistical purposes in
several ways. One way is by type of heating system centrally heated or
) individual ly heated. Three out of four apartments in Seoul are
central ly heat ed. Apartnenté are also classified by unit size, but not
1 ' by nunber of bedroons. The unit size is neasured by the pyong (1 pyong
= 35.583 ft?). The distribution of apartnments in Seoul by unit size is
introduced in Table 3.2. They also are classified'according to
owner ship. About 95 percent of the apartnents in Seoul are privately
owned, while the renmaining 5 percent are owned either by the ‘

netropol i tan government or by the KHC

3. Devel opnent of Apartnent Conmunities

The devel opment of apartnent comunities nmust be approved by the
mayor before devel opment begi ns. Devel opers nust submt infornation on
grounds, site plans, and the architectural designs of apartnent
bui I di ngs and common facilities. Once the devel opnent has been
approved, devel opers nust present'apartnent sales plans to the mayor.

The pl ans nmust include the docunents of community boundaries and specify
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Table 3.1. Annual data on the devel opnent of apartments in Seoul

Year Rumbar of
Apartments
1962 -
1965 1,466
1966 -
1970 22,315
1971 5,765
1972 2,117
1973 7,057
1974 13,595
1975 29,403
1976 10,222
1977 16,961
1978 32,003
1879 29,597
1980 15,501
1981 16,342
1982 22,376
1983 29,385
1984 23,0256
198S 13,547
1986 23,957
1987 28,132
i988 70,649
1989 22,268
Total 435,686

(Source: The Mnistry of Construction)
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Table 3.2. Distribution of apartnents in Seoul by unit size

° Unit size Number of Ratio
‘ (in pyong *) Apartments (%)
é 1 emaller than 13 27,538 6.3
f | 13 - 14.9 44,722 10.3
| 15 - 17.9 46,201 10.6
18 - 19.9 31,817 7.3
20 - 24.9 74,524 17.1
25 ~ 29.9 - 61,874 14.2
30 - 34.9 66,672 15.3
} 35 - 39.9 30,192 - 6.9
j' 40 - 44.9 13,769 3.2
45 - 49.9 18,415 4.2
50 - 59.9 15,633 ' 3.6
: larger than 60 4,612 1.0

Total - 435,969 100.0 ’

(Source: The Mnistry of Construction)
* 1 pyong = 35.583 ft?




the anount and types of apartment units for sale.

Once the devel opnent and sal e of apartments have been approved,
devel opers declare an intent to devel op a specific parcel of land as an
apartment community by filing appropriate documents with a local court.?
After declaration, they nust put advertisenments in newspapers and build
nodel apartnents for people to see what types of apartnents will be
devel oped. The apartment prices are announced by devel opers.

The process for selecting qualified purchasers is admnistered by the
Korea Housi ng Bank under the supervision of the Mnistry of
Construction. In this process, devel opers are prohibited by |aw from
arbitrarily designating particular individuals as purchasers.? Those
who want to buy apartments under devel opment mnust file some docunents
with the Korea Housi ng Bank by a designated date, which is usually two

or three nonths after devel opnent begins. |If the nunber of applicants

.for apartment purchase exceeds the nunber of apartnents supplied,

purchasers are selected by Iot. The whol e amount of the apart ment
purchase price except a small portion financed by a bank |oan, (usually

I ess than 10 percent of the apartment price) must be paid by purchasers
by the expected date of occupancy. The entire period frompurchasing
grounds for the construction of apartments to occupancy nornally takes 3

to 4 years.

B. The Organization of Apartnent Communities

Seoul ' s apart nent éonnunities are related to a conpl ex system of
rules. The Presidential Decree on Conmmon Housi ng Managenent ( PDCHV)
provi des constitutional -choice rules for apartnent conmunities in the
sense that it enabl es devel opers and apartnent owners to create
coommunities (E Gstrom 1990). Wthinthe limts established by the
PDCHV] the declaration by devel opers together with community byl aws
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fépafornlthe function of a community constitution. By nmaking collective
;choices within the limts and opportunities allowed by the byl aws,
ispecific operational rules are fornulated in each apartnent community.

¥The whole rule systempertaining to apartnent conmunities is related to

LR

.{various | egal acts (see Figure 3.3).

: 1. Presidential Decree on Conmon Housi ng Managenment (PDCHV

The PDCHM was issued in 1979, and anended in 1981, 1983, and 1989.
It was based on t he Housing Devel opnment Pronption Act (HDPA) and the Act
on Omership and Managenent of Common Housing (AOMCH). In parficulan

"HDPA, Article 38-1 of HDPA authorizes the promul gation of the PDCHM 3
Excerpts fromthe PDCHM are in Appendix 3.1.

The decree applies to three types of conmon housing: (1) conmon
housi ng of 300 or nore units, (2) elevator-installed comobn housing, and
(3) centrally heated comon housing. The PDCHMis a mandatory rule that
requires the owners, of conmon housing to establish an RCA

The PDCHM provi des a basic framework for the governance of
apartment communities by specifying the subjects to be addressed in
byl aws and by prescribing rules pertaining to menbership, voting, the
cons;itution of governing and nanaging'bodies, financi al processes, and
mandatory fees. In so doing, the decree deternines certain
institutional arrangenents, but it |eaves other institutiona
arrangenents to be specified by the conmunity.

The decree prescribes that the organizational structure of the
comunity shall be conposed of an el ected represgntative assenbly, a
board of directors, and a nanagenent office. It specifically provides
for the election of assenbly nenbers, and it specifies the |
Qualifications for election to the assenbly, as well as the authority
and résponsibility of the assenbly. The decree requires the assenbly to
organi ze a board of directors and té constitute a managenment office by

choosi ng between two alternative arrangenents for managenent —self-
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Figure 3.3. The legal systemrelated to apartment conmunities

1. The Housing Development Promotion Act
2. The Act on Ownership and Management of Common Housing

The Presidential Decree on Common Housing Management

Community bylaws

Specific regulations of the community

1. The
2. The
3. The
4. The
S. The

7. The
8. The
9. The
10. The
The
The
13, The
14. The
15. The
ié. The
17. The
18. The
19. The
20. The
21. The

Architecture Act -
Lease Housing Promotion Act
Environmental Protection Act
Garbage Disposal Act

Water Act

Sewerage Act

Public Hygienics Act
Infectious Disease Protection Act
Enexrgy Use Act

Electricity Enterprise aAct
Natural Gas Enterprise Act
High-Pressure Gas Safety Management Act
LNG Safety & Enterprise Act
Fire Protection Act

Fire Insurance Act

Labor Standard Act

Labor Union Act

Labor Dispute Mediation Act
Labor-Employer Committee Rct
Civilian Security Guard Act
Housing Lease Protection Act

r

s
N o
. 4

(Refer to Korea Research Institute for Human Settlenents,
87-13: 24; Kim 1990: 6)
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or gani zed nmanagenent and prof essional managenent. It al so enunerates
the authority and responsibilities of‘the managemnent of fi ce.

The decree prescribes personnel and equi prent standards for
managenent offices. It also prescribes procedures for |icensing
pr of essi onal housi ng nanageneht'agencies and standards for the personnel
and equi prrent of the agencies. The responsibilities of devel opers in
t he managenent of the commnity are al so enunerated by the decree.

The PDCHM defines each apartnent unit as a private domain and the
rest of the space that may exist within the boundaries of the community
as a common domain. It also defines the owners of apartnent units as
communi ty menbers. Because the RCA is not based on individua
residents, but on individual apartnent units, nenbership is restricted
to one legal owner fromeach apartnent unit. The decree requires that
the byl aws prescribe the rights and duties of owners as nenbers, but
does not specify those rights and duties except in a few cases. \oting
rights in the community are given only to owners. - The voting rules for
sone types of decisions by owners and by the representative assenbly are
al so prescribed in the decree. .

The decree enunerates the purposes for which mandatory fees can be
used, and prohibits communities fromlevying feeg ot her than those
enuner at ed. Anlannual audit by a certified public accountant (CPA) on
the collection and use of nmandatory fees is mandated by t he PDCHMV

The PDCHM requires that general managers of nanagenment offices be
certified housing managers (CHWs), and recomrends that ot her manager
posi tions should al so be occupied by CHW. The qualifications and
exam nations for CHVs are specified by the decree. The CHM systemwas
i ntroduced by a 1989 anendnent, and the exam nations for CHVs were first
administered in 1991. In'fact, the rules on the nandatory enpl oynent of
CHVs have not yet been applied to existing general managers.

The PDCHM prescribes certain aspects of the relationship between

apartment communities and government. Certain community actions require
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approval by the mayor of Seoul: establishment of the community and its

assenbl y; the personnel and equi pment of a self-organi zed managenent
office (at the tinme of its organization); transition fromsel f-organized
nmanagenent to professional managenent; and changes in the use 'of conmmon
facilities, such as the transformation of playgrounds into parking | ots.
I'f commnity proposals satisfy the standards that are prescribed by the
decree, the nmayor nust approve them The requirerment for nayora
approval can be understood as governnmental oversight to ensure that

devel opers and communities abide by the relevant law. The nmayoral
authority is routinely delegated to the executive offices of the

netropol i tan governnent of Seoul, i.e., gu offices.

Oiginally issued in 1979, the decree was anmended in 1981. In the
original decree, the establishment of the assenbly was not nmandatory.
Those apartnent communities w thout assenblies continued to be 'managed
by t he managenent offices constituted by devel opers. The 1981 anendnent

required the establishment of the assenbly and the separate creation of

a managenent office. I'n 1983, the decree was again amended to introduce

speci al nai ntenance funds (discussed nore fully in Chapter VI) and to
require the adoption of bylaws. This requirement was intended to
protect ordinary nenbers against the probability of dom nance by a few
community leaders. It is likely that many apartnent communities without
byl aws were organi zed on an ad hoc basis before the 1983 anendrment. The
formof the organization could change dependi ng on who held offi ce.
According to the investigation by the metropolitan governnent of Seoul
in 1982; all of the 223 apartnent comunities selected by random
sanpling were found to be quite transitory in the organizations of their
assenbl i es and managenent offices.* Book-keepi ng and-accounting
requirements were tightened and opened to residents. The required audit
by CPAs mas,introduced. Managernent by devel opers during the first year
after devel opnent al so becane conpul sory. The decree was agai n amended
in 1989 to introduce the CHM system
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The PDCHM and its anmendnents were drafted by the Mnistry of
Construction. The mnistry, however, is seldominvolved in nmonitoring
how t he decree is inplenented, except for Ticensing housi ng managenent
agencies and supervising them The authority to enforce the decree is
assigned to the metropolitan government headed by the mayor. But,
neither are the mayor nor other offices of the netropolitan governnent
directly involved in enforcenent activities. Instead, the authority is
usual |y delegated to gu offices.

Di sputes in the interpfetation of thé decree can be judicially
settled by courts. In. general, however, the nmetropolitan governnent, as
well as the Mnistry of Construction, invoives itself in interpreting
the decree prior to recourse to courts. Requests for authoritative
interpretation of the decree go to these central agencies, not to gu

of fi ces.

2. Byl aws
a., General confents

Apartnment conmunities in Seoul are managed by devel opers until the
representative assenbly is established. During this transitiona
period, the bylaws prepared by devel opers apply to these apart nment
communities. Once the representative assenbly has been consti tuted by-
owners, it nust establish the bylaws first of all.

In general, the bylaws of apartment communities are all very
simlar. They borrowthe basic structure of the byl ans fron1heighboring
communi ties or adapt the Standard Byl aws prepared by the KHC in 1984
(see Appendi x 3.2). Copying existing bylaws fromsimlar communities
may save time and effort and be |ess risky than negotiating and creating
atotally newdocunent (see, E. OGstrom 1986). It can be assumed, in
nost instances, that the bylaws of apartment communities do not differ
substantially fromthe Standard Byl aws.

The byl aws, first of all, describe the declaration by devel opers
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during the devel opnent process—defini ng the nenbership and

jurisdictional boundaries of the community. The bylaws then specify
what is private space and common space within the community.

The decree requires that the byl aws prescribe the status, right,
and responsibility of owners. Wth respect to the assenbly, while the
decree prescribes the qualifications for assenbly menbers and the
authority and responsibility of the assenbly, thé byl aws specify t he
types of assenbly neetings and quorum Wth respect to the board of
directors, while the decree prescribes the selection.of a chai r per son,
at least one treasurer, and at least three directors, the bylaws specify
their authority and responsibilities. Wth respect to the managenent
office, while the decree prescribes its authority and responsibility and
specifies standards for the personnel and equi pnent, the bylaws specify
the organi zational structure of the managenent office and, sometines,

t he maxi mum nunber of enpl oyees.

Fiscal rules are also included. The byl aws  specify the period of
the fiscal year. Book-keeping, budget ary process, and annual audit are
mandat ed by t he decree -and specified by the bylaws in greater detail.
Wth respect to mandatory fees, while the Qecree spécifies the contents
and cal cul ati on met hod, the byl aws specify.procedﬁres for collecting
fees and keepi ng bank accounts. Charges on |ate payrment or nonpaynent
and on private use of common facilities are also prescribed by the
byl aws. '

Most bylaws assign legal liability for managenent activities to
the general nanager in self-organi zed nanagenent systemand to the
pr of essi onal housi ng managenent agency in p}QigsSional nmanagenent
system The byl aws al so enable the representative assenbly, - by the
approval of a sinple magjority of its menbers, to nake operational rules

required to enforce the byl awns.
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b. Deci si on-naking procedures and voting rules

Many col l ective decisions in apartnment comunities are made either
by the assenbly or by the management office, wthout voting by owners.
But, certain mpjor conmunity decisions nust be nade jointly‘by t he
comunity of owners and the assenbly, or only by the community.

The decree prescribes that approval by a sinple mpjority of owners
nust precede an assenbly decision by a two-thirds majority to choose the
initial managenent type or terminate the existing managenment system
The voting rules applied to other conmmunity-w de decisions are specified
by the bylaws. The byl aws prescribe that approval by a sinple majority
of owners nust be followed by approval by a two-thirds nmjority of
assenbly menbers to establish or anend the bylaws. The byl aws al so
prescribe that assenbly nenbers be elected by a sinple majority vote of
owners. '

Most community byl aws, as well as the Standard Byl aws, state that
a rule of unanimty applies when the comunity nakes a decision to sell
conmon property or to alter or construct comon facilities. These
communi ty decisions can be made only by a unani nbus vote of all |ega

owners. The assenbly is not authorized to act on these matters.

3. Menbership _

Residents in the cohnunity include three different types.: owners,
tenants, and their fam ly menbers and roommmates. Omers have | egal
title to their apartments, formalized by filing ownership docunents with
a local court. As stated earlier, only owners of apartneht_units can be
understood as nembers. One nenbership is assigned to one apartment
unit, and is mmdMoryforaH'owwr&

Omers, whether they are resident-owners or absentee-owners; have
the authority and responsibility to (1) use private space; (2) use
conmmon space as prescribed by the bylaws; (3) express opinions to the

representative assenbly or managenment office; (4) vote for assenbly
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nenbers; (5) serve as a nmenber _of the assenbly if elected; and (6) vote
on other matters as prescribed by the byl aws. Ténants have t he
authority and responsibility of (1), (2), and (3). The fanly nenbers
and roommat es either of owners or of tenants al so have the authority and
responsibility of (1), (2), and (3). |In other words, residents other
than owners have all rights except the right to vote.

One vote is given to one apartment unit, because one nenbership is
assigned to one unit. Proxy voting is permitted; tenants can vote for
their absentee-owners with the permssion of the owners. Agreenent to
abi de by the bylaws is presuned on the basis of the purchase of and/or

residence in apartnments within the community.

4. The Representative Assenbly

The establishnent of an apartnent community begins with the
organi zation of a representative assenbly and the assenbl y' s enact nent
of the bylaws. The dssenbl y is the legislative, policy-naking body of
the coomunity. |In new apartnent communities, once a sinple majority of
apartnent units have been occupi ed, the assenbly nust be created by the
comunity of owners.

However, there may be difficulty in cons‘tituting the initial
assenbly within the first year for two reasons. First, residents of new
apartnent conmunities may not be well prepared to organize thensel ves,
and some of themmay be unfamliar with the assenbly, as a governing
body, unless they have lived in other residential communities organized
by an RCA (see AR 1989). Second, devel opers are responsible for
repairing or conpensating for architectural defects that are found
during the first year after devel opnment. Once the assenbly has been
organi zed, the managenent office is under the control of the assenbly,
not the devel oper. Therefore, devel opers hay be reluctant to nake
arrangerments for apartnent owners to constitute the assenbly because the

comunity woul d be better situated to search for architectural defects
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and obtain redress during the first year.

If owners fail to organize the representative assenbly before the
conpul sory period of nanagenent by devel opers ends, apart nment
communi ties follow one of two courses of action. Those communities
devel oped by the KHC continue to be nmanaged by the KHC. Those devel oped
either by private devel opers or by the metropolifan government tend to
be managed by professional housi ng managenent’ agenci es desi gnated by the
devel oper, until the assenbly is organized. Once the assenbly has been
organi zed, devel opers hust transfer managenent authority to the

assenbl y.

a. B ection

The byl aws prescribe methods of el ecting and di schargi ng assenbly

.menbers and filling vacancies. 1In general, one assenbly menber is

elected fromone apartnent building. Two or nore assenbly nenbers,
however, may be assigned to large apartment buildings in proportionto
popul ation. O, one assenbly nenber‘nay be elected fromtwo or nore
apartrent buil di ngs. Thoée owners resident for nmore than 6 nonths by
the election date are eligible for election to the representative
assenbly. No restriction on |length of residence is applied to the
initial assenbly. Some comunities custonarily‘allom1reéidents ot her
than owners of apartnents to serve in the assenbly. Sone prohibit any
resident from sinultaneously holding the two offices of assenbly menber
and tong head (discussed later) or other positions. In sone

comuni ties, those owner-residents who have their business within the
community are not eligible for election to the assenbly.

The el ection of assenbly nmenbers is adm nistered by an el ection
adm ni stration committee. The committee is . directed by the chairperson
of the assenbly. It is discharged imrediately after the el ection
Candi dates register with the commttee, and file an application, a

resi dence docunent, and an apartmnent ownership registrati on docunent.
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Al t hough only owners are allowed to vote, voters usually are not

actually required to pkesent their ownership registration docunents,
because it makes the election process too conplicated. In comunities
where apartment buil di ngs have security booths, each security booth is
designated as a polling place. In some communities without security
boot hs, tong or ban heads visit each apartnent unit to collect ballots.
The results of the election are posted in each building entrance and
published in nmonthly newsletters.

In fact, nost candidates tend to run unopposed. As a result, nobst
el ections in apartnent conmunities are a vote of-approval or disapprova
rather than a contest anong candi dates. In the apartnment buil dings
where no owner declares his candidacy, the tohg head and ban heads

choose a candi dat e.

b. Authority and responsibilities

The assenbly, as the governing body of the conmunity, has the
authority and responsibility under the PDCHMto decide on the follow ng
by the apprdval of a two-thirds majority of the nmembers:

(1) choosing the initial nmanagement systemof the community (follow ng
the approval by a sinmple mpjority of the community menbers).

(2) . terminating the existing managenment system of the comunity
(following the approval by a sinple mpjority of the comunity
menbers) . -

(3) selecting a professidnal housi ng nanagénent agency if professional
managenent i s chosen.

The assenbly al so has the authority and responsibility under the

PDCHM t o deci de the foll owing by the approval of a sinmple majority of

t he menbers:

(1) establishment and amendment of the bylaws (follow ng the approval by

a sinple mpjority of the community nenbers).

(2) levying monthly mandatory fees.
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(3)-financial processeé of keeping bank account s®

(4) establishment of the standard operational rules for the maintenance
of commn grounds and common facilities.

(5) designating, hiring, and dism ssing nanagenént enpl oyees if self-
organi zed managenent is chosen

(6) meki hg arrangenents fér the repair of common facilities.

(7) coordination of conflicts anmong residents.

(8) establishnment of the penalties for violators of the bylaws or public
order.

The assembly cannot be di ssol ved—not by governnent, the KHC, or

prof essi onal housi ng management agenci es—except by owners.

c. Meeting of assenbly

The assenmbly nust notify residents of the agenda, date and pl ace
of assenbly nmeetings five days in advance. To encourage participation
of assembly menbers who have their own full-tine jobs,-nEetings are -
usually held at night. Large communities generally have separate
nmeeting roonms, whilé in many small communities the assenbly neets in the
managenment office.

The byl aws specify two types of assenbly neetings—egul ar
meetings and extraordinary neetings. Regular Heetings of the assenbly
are convened quarterly, and extraordinary neetings are convened upon the
request of either the chairperson, or the treasurer, or at |least three
directors, or at least one fourth of all owners. The chairperson nust
publicize the agenda, date, and place of the neeting in advance. The
chai rperson may control acceés by others than assenbly nembers to the
meeting. Meeting records nust be kept open to residents. Specific
prerequisites for calling extraordinary seSsions'are prescribed by the
byl aws.

If the bylaws prescribe nothing about a quorum a sinple majority

of all members, in person or by proxy, constitutes a quorum This rule
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is followed quite strictly in nost commnities, because it protects the

assenbly fromdom nation by one or a few nenbers of the board of

directors, and assures that all decisions represent a sinple majority of -

assenbl y nmenbers.

5. The Board of D rectors

Once assenbly nenbers have been el ected, the assenbly neets to
el ect directing nenbers from anmong the menbers of the assenbly. Unl ess
ot herwi se stated in the bylaws, the election of a chairperson requires
the approval of a sinple majority of assenbly nenbers. One chairperson
at least one treasurer, and at least three directors are required by the
PDCHM The byl aws specify the nunber of treasurers and directors. Some
large comrmunities add the position of vice chairperson.

The byl aws specify terns of offices and prescribe their conditions

of renewal. The terns of the assenbly and the board of directors are

"generally 1 or 2 years. The loss of comunity menbership autonatically

results in the loss of the posi tion

The chai rper'son of the assenbly, who repregents both the community
and its assenbly, presides at all neetings'of t he assenbly and t he board
of directors, and serves as the principal liaison to the managenent
office. The chairperson is a co-signer of the community bank account
together with the general manager of the nanagenent office. Al
withdrawal s require both signatures. The chairperson also signs all
contracts on behal f of the communi ty.

The treasurer is responsible for overseeing the financial affairs
of the managenent office, ensuring that all transactions, unit owner
-rosters wi th assigned nandatory fees, collections, and actions on
coll ecting delinquent accounts are properly conpl et ed. Thé treasurer
al so serves as an auditor in supervising the nonthly and annua
accounting of the nanagenent office.

The responsibilities of directors are specified by the byl ans.
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Di fectors di vide the responsibilities for assisting the chairperson
anong gener al affairs,'accounting, and engi neering. These
responsibilities may be nore specific in some communities.

The influence of the board of directors is inVerser correl ated
with comunity size. Large communities tend to have a | arge nunber of
assenbly nmembers. Large assenblies tend to have difficulty in holding
frequent assenbly meetings, due to the problens of obtaining a quorum or
finding a sufficiently large neeting place. As a result, large
communities tend to rely nore upon board meetings than upon the genera

meeting of all assenbly nenbers.

6. Managenent O fice

One of the assenmbly's nobst inportant responsibilities is to
establish the managenent office. The nanagenment office tends to be
staffed by full-tine and/or part-time enpl oyees, not by resident-

vol unt eers.

a. Authority and responsibilities
The authority and responsibilities of the management office are as
fol | ows:

(1) - Coll ecting and using monthly nandatory fees: The nanagenent
office may give warnings to defaulters of mandatory fees, or
publicize their unit nunmbers, or chargeé Iate.paynent fees, or
request local courts to attach their property.

(2) Maintaining common grounds and common facilities: To fulfill this
duty, the managenent office is authorized to collect nmonthly
mandat ory fees, nmake mai ntenance plans, nonitor and repair conmon
facilities regularly, control access to common space, and regulate
use.

(3) Providing and arranging for a number of urban services, such as

security, cleaning, pest and rodent control, heating, and fire
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services: The arrangenents for the production of these services vary

with specific needs of the comunity and characteristics of the
service. Sone types of services are produced by the nanagenent
of fice, while other services are produced by pfivate agenci es.

(4) Maki ng budget proposals, including extraordinary budget proposals,
to the assenbly.

(5) Keeping financial documents open to residents and the assenbly, and
providing themto the-gu of fi ce upon request.

(6) Making long-termnmai ntenance plans, and collecting and depositing
the reserve funds, so-called "special maintenance funds."

(7) Maintaining the safety of certain common facilities—heating,

. electrical, LNG (liquefied natural gas), and di sposal systens: The

managenent office nmust enploy experts on- safety managenent,
regul arly check and nonitor safety |evels, kéep records on safety
| evel s, confrol access to those facilities, and pronptly repair them
as soon as potential dangers are found.

(8) Enforcing the decisions and orders of the assenbly.

b. Types of nanagenent
Apartment communities choose one of two nmanagenent types: self-
organi zed or professional. Management by devel opers occurs only in the
first year after devel opment. The selection of a nmanagenment type is one
of the assenbly's mjor decisions, requiring agreenent by a two-thirds
majority of its nmenbers as well as a prior approval by community
memnbers. If the assenbly fails to obtain agreenment of a two-thirds
majority, the current managenent systemis sustained until agreenent is
reached. The assenbly nust report the organization of its managenent
office to the gu office.‘ In particular, the §election of sel f-organized

management nust be approved by mayor.
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(1) Self-organi zed managenent

One managenent option is for the assenbly to organize its dwn
management body. All nanagenment enpl oyees are then appoi nted or
di scharged by the chairperson with the approval qf the assenbly. A
sel f-organi zed managenent body is under strict control of the assembly.
Even detailed decisions nmust be signed by the chairperson prior to
execution. The assenbly usually involves itself in the process of
managenment through the board of directors and conmttees. The personne
and equi pnent of the management office nust satisfy standards as
required by ‘the PDCHM

Because the decree requires that the assenbly nust select a
management type by a two-thirds majority of.assenbly menbers,
comunities cannot easily switch from one managenent type to another,
especially from self-organi zed type to professional type. The assenbly
can more easily control the self-organized managenent body. - Because
"there were only a few professional housing management agencies prior to
the m d-1980's, nost of the earlier comunities chose .self-organized

management, and initially established their bylaws on this prem se.

(2) Professional  managenent
The other option is for the assenbly to contract with a
prof essional housing managenent agency, which then organizes the
managenent office. A general manager and departnpnt or section managers
are appointed and discharged by the central agency, and other enployees
are appointed and discharged by the general nanager. The organizational
structure and size of the management office are decided in the contract.
Central agencies control their management offices through internal
managenment rul es, orders, approvals, nmonitors, supervisioﬁ, and
training. Managenment rules, such as budget rules and contract rules,
that are made by the assembly or managenment office in a self-organized

managenment system are prepared by the central agency. The centra
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agency routinely and periodically gives instructions to its managenent

offices. For exanple, it may require its nanagemnent of fices to check
heating and water systens before winter and to regularly nonitor the
operational conditions of those systens. The central agency's personne
and equi pnent are available to help its nmanagerment offices in
energencies, as well as to nonitor performance. Training of nanagenent
enpl oyees is one of the essential functions of central housing
managenent agenci es.

Pr of essi onal managenent of fices must “obtain t he approval of the
central agency with respect to budgets, nonthly nandatory fees, |arge-
scale contracts, and replacenents of enpl oyees. Approval by the centra
agency nust precede approval by the community assenbly, whereas self-
or gani zed nanagenent offices require only the assenbly's approval.
Records of mai ntenance, conditions of the commons, revenues and
expendi tures, and other community affairs are reported to the centra
agency on a daily, nonthly, quarterly, or annual basis. |

Pr of essi onal managenent of fi ces, although they are directed by
their central agencies, are also under the control of assenblies.

Eval uati ons and reconmendati ons of the assenbly with respect to nanagers
have an effect on the central agency because the assenbly has the
authority to change fromone agency to anot her.

Wien an assenbly decides to change from sel f-organi zed managenent
to professional managenent, or when the assenbly initially choos.es
prof essi onal managenent, it nust report its decision to the nayor of
Seoul . Al though the organi zati on of professional management does not
requi re approval by mayor, the assenbly nust docunent the approval of
the sinple majority of owners in witing, and supply a record of the
assenbly neetings on the selection of a managenent type, the resune of
t he selebted pr of essi onal housi ng nmanagenent agency; . and an auditor's

report of the community's |ast-termaccounts.
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(3) Devel oper' s nmanagenent _

Because residents of new y-devel oped apartment communities are not
wel | prepared to govern thenselves, the PDCHVrequires that devel opers
conpri se the managenent body during the first year éfter devel opnent .
Even during this mandatory period of managenent, the assenbly can take
over the authority of governance and managenent if it is organized.
Devel opers are responsible for preparing the initial bylaws and hel pi ng
the assenbly get organized. In addition, they are charged by the PDCHV
with repairing or conpensating for architectural defects on m nor
facilities for one year and on najor facilities for two years after
devel oprent . ‘

The KHC has a housi ng management di vi si on, whi ch organi zes
managenent of fices in new apartment communities.  Neither the
nmet ropol i tan gover nment of Seoul nor any private devel oper has its own
organi zation for produci ng managenent services. Therefore, they
contract w th professional housing managenent agenci es.

Once an assenbly is organi zed, it selects a rmanagenent type.
Those communi ties managed by the KHC during the first year tend to
organi ze their own managenent offices, owing to the assistance of the
KHC. In fact, all KHG devel oped communities in Seoul have chosen sel f -
organi zed managenent. Communities tend to renewthe contracts of the
prof essi onal agencies hired by the devel oper during its period of
managenent. If the assenbly is not organized during the first year, KHC
continues to nanage the RCAuntil it is organized, while other types of
devel opers | eave managenent duties to the current managenent agenci es.
After the first year, the nmanagenent office assures the responsibility

for organizing the assenbly, if it has not yet been organized.

c. Structure and job assignment
Managenent of fi ces have various types of organizational structures

that differ according to community size, managenent type, and the
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econom c status of residents. In general, the nmanagenent office is

conposed of both a nanagerment unit and an engineering unit. A
managenent unit, which is named "nmanagerment departnent" in |arge
managenent of fi ces or "nanagenent section" in snéli nmanagenent of fi ces,
is incharge of the following: (1) accounting, (2) personnel nmanagenent,
(3) book-keeping, (4) security service, (5 public relations with
residents, (6) purchase and stock, (7) contracts, (8) insurance, (9) job
training, (10) building & street cleaning, (11) access control, (12)
fire prevention service, (13) pest and rodent control service, and (14)
assi stance to the assenbly.

An engineering unit, which is often denoted as a "mechani ca
engi neering departnent or section" or as an "electrical engineering
departnment or section,” is responsible for the follow ng: (1) operation
and mai nt enance of heating, water, sémerage, electrical, fire,
communi cation, elevator, and cargo-lift systens, (2) maintenance of
f ences, streets,lroofs, and exterior walls, (3) nonitoring dangerous
facilities, (4) safety managenent, (5) |ong-termmaintenance, and (6)
gar deni ng. ‘

The managenent office is supervised by a general manager. The
general nmanager is not only charged w th nanagi ng the office, but is
al so engaged in public relations with residents, ihe assenbl y,
governnent al agenci es, service production agencies, and adj acent

busi ness.

7. Monthly Mandatory Fees
a. Contents

The assenbly |evies mandatory fees nonthly on each apartnent unit
withinits jurisdiction. However, the assenbly cannot |evy the
mandatory fees for unlimted purposes. The PDCHV enunerates the
pur poses for which mandatory fees can be Ievied.' According to this

decree, nonthly rmandatory fees can be used to finance genera
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managenent, cleaning, pest and rodent control, elevator naintenance,
heati ng and hot water supply, and the maintenance of conmon property.
The assenbly is not authorized by lawto |evy mandatory fees for any
ot her purposes.

However, user fees can be charged for using certain conhon
facilities like cargo-lifts or tennis courts. Wile mandatory fees are
levied on all apartnent units, use charges are applied to users only.
O the other hand, fire insurance fees for.both private apartnent units
and the whol e apartment buil ding may be collected fromeach apartment

unit using the sane procedure as for nonthly nmandatory fees.

b. Cal cul ation met hods

According to the PDCHM nonthly nandatory fees are levied in the
sane anmounts as actual expenditures. In principle, the total commnity
revenue raised through nandatory fees is equal to the total comunity
expenditure. Mnthly nmandatory fees, therefore, are not deternined
prior to expenditures, but are assessed at the end of every nonth on the
basi s of how nmuch the community spent for the nmonth

According to the decree, mandatory fees for those services that
can be neasured or netered for each apartnent unit are based on the
guantity that each unit consumes. Most services.in the comunity,
however, cannot easily be netered. Mandatory fees for these services
are based on the size of each apartment unit. The calculation pethod is
summari zed in Table 3.3.

Resi dents of large apartnent units do not always benefit nore from
the services provided by the community than those of snmall apartnent
units. Thus, mandatory fees that are levied on the basis of unit size
can be regarded as having sone of the characteristics of a property tax,
as well as to some extent a charge for anounts consumned.

The cal cul ati on nethods are specified as foll ows:

(1) Mandatory fees based on unit size: The total expenditures are shared
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Table 3.3. Calculation nethod for the nonthly nmandatory fee

total cost / the total area (pyong) of all apartment units

= the cost per pyong

the cost per pyong * the size (pyong) of the apartwent unit
= the fee levied on the apartmeﬁt unit
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by all apartrent units of the commnity, based on unit size.
Exanpl es: general nanagenent, cl eani ng, pest and rodent control
mai nt enance, and heati ng services.
Exceptions: The expenditures for security guards are cal cul ated on
the building basis, not the coommunity basis if the nunber of
apartment units per security guard differs between apartnent
bui | dings. The apartnent units of the apartment buil di ngs without
elevators are exenpt fromnandatory fees for el evator mai ntenance,
ahd.apartnent units on first or second floors may al so be exenpt.
(2) Mandatory fees based on quantity consuned: Charges on hot water
supply are cal cul ated, based on quantfty consuned. |If a nmeter is
installed in each apartment unit, nandatory fees for heating al so

may be |evied, based on quantity consuned.

c. Managenent
Monthly nandatory fees are levied according to the procedure

depicted in Figure 3.4. The nanagenent office cal cul ates shares of
mandat ory fees assigned to each apartnment unit. The cal cul ation of
mandatory fees nust be audited by the treasurers and confirmed by the
assenbly. But, the calcul ation nust be examined by the central housing
nmanagenent agency prior to the audit by the asseﬁbly in the case of
prof essi onal nmanagenent. Bills are sent to each apartnent unit by the
managenent of fice. Residents nust make paynent by thg due date to
near by banks designated by the managenent office. Paynments are
autonatically deposited in the community account, and the bénks send
‘receipts to the managenent office. There are charges for |ate paynents.
The rates of these charges are shown in Table 3. 4.

| If a household fails to pay nonthly nandatory fees over a |ong
period, usually over six nonths, in spite of repeated notices by the
managenent office, the community may apply-to local courts for

conpul sory sale of the apartnent by auction. This rule is supplied in
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Figure 3.4. The procedure for levying nonthly nandatory fees

estimation by the management cffice

(in case ?f professional management)

examination by the central housing management agency

audit by treasurers of the assembly

confirmation by the assembly
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Table 3.4. The rates of |ate paynent charges that apply to
nonthly mandatory fees

Humber of Rates of late
unpaid months ‘payment charges (%)
1 5.0
2 5.0
3 5.0
4 6.6
5 8.2
6 9.8
7 11.4
8 13.0
9 14.6
i 10 16.2
1] 17.8
12 19.4
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the Act on Omnership and Managerment of Conmmon Housing, which underlies

behind the PDCHV together with the Housing Devel opment Pronotion ‘Act
(Park and Seo, 1989; Park and Kim 1991). A single apartnent owner can
represent the community as the plaintiff; the defendant is prohibited

fromparticipating in the auction.

C. The Institutional Context of Apartment Communities

1. Tong & Ban Heads
a. The organi zation of tong & ban

Tong and ban heads are quasi-public officials. A though the |aw
on the enploynent of public officials does not apply to tong and ban
heads, they are actually under the control of dong offices. They do not
receive salaries, but are exenpt fromsone nmandatory public fees, such
‘as fees for garbage collection, red cross nenberéhip, and public TV, in
addition.to admission fees to the city-sponsored art events.

Tong and ban heads usually are not el ected-by residents, but
appoi nted by dong 6ffices. In particular, it is usual for dong offices
to nom nate tong heads in new dong. Sone of themare self-noni nat ed.
In general, it is very rare for tong heads to be el ected by t he direct
vote of residents (Choi, 1985).

Ban heads are al so appoi nted by dong of fices, based on
recomrendati ons of tong heads. Because there are nore than 200 ban per
dong on average, dong offices do not directly nom nate ban heads. Ban
heads are general ly proposed to tong heads or dong offices by a nunber
of residents. Sone of themare self-nomnated, or sonetimes nom nated
by rotation among ban residents (Choi, 1985). Unlike tong Heads, ban

heads are often nomnated directly by residents in ban neetings.
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b. Authority and responsibilities

Tong and ban heads are appointed in order that the governnent can
better deliver services, keep good public relations, and moni tor public
opi nion (Choi, 1985). They function as neither indepen@ent gover nment a
of fices nor as service provision or production units, but only as
l'i ai sons between dong office§ and citizens.

Tong heads are general ly engaged in the fo{lomﬂng activities:

(1) registration of residence.

(2) reporting residents' opinions to dong offices.

(3) leadership in the Saemaul Undone? (New Village Movement) at the
tong |evel.

(4) fostering good public relations between governnent and citizens.

(5) leadership of the.civil defense systemat the tong | evel

(6) organizing the comunication system for energencies'at the tong
level .

Ban heads, as assistants to tong heads, have sinilar
responsibilities. The basic difference is that ban heads are charged
with holding a ban neeting. Every ban in Korea is strongly encouraged
by the national government to hold a neeting, called "Ban sang hwe,"
once a nonth. The date for Ban sang hwe is established by the Mnistry
of Home Affairs. Ban heads nust hold this nnhthly ban nmeeting as
schedul ed. The practice of Ban sang hwe began in June, 1976. Its
purpose was initially to foster better public relétions with the
government, but it currently functions as a means for governnents to

noni tor public opinion

c. Relationship to apartnent conmmunities

Tong and ban heads constitute a part of the institutiona
infrastructure for the governance of apartment communities. Vhile the
assembly is generally constituted by representatives of each apart ment

bui I ding, tong and ban heads represent each tong and ban. Because each
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apartnent buil di ng i ncludes a nunber of ban, residents have redundant

representation, in addition to their elected representatives in the

assenbly (see Figure 3.1).

Tong and ban heads function as a bridge betméen resi dents and
apartment communi ty managenent of fices, as well as dong of fices.

Al t hough assenbly nenbers al so communicate directly with residents, the
communi cation nmay be sporadic. By contrast, tong and ban heads
regularly nmeet with residents in Ban sang hwes. i nions of residents
expressed in Ban sang hwes are recorded by ban heads and reported to
dong of fices by way of tong heads. Dong offices report selected
opinions to gu offices. Residents of apartnent comunities generally
utilize Ban sang' hwe as nonthly neetings of residents to discuss their
community affairs. Comrents on community services, conplaints about
apartment nmanagenent, and eval uati ons of commnity enpl oyees need not be
reported to the gu office, but directly to the managenent office by tong
heads. In this context, Ban sang hwe is a basic institutional elenent
of apartment communities, and tong and ban heads are an inportant part
of the infrastructure of comunity governance.

Anot her inportant function acquired by tong and ban heads is the
nom nation of assenbly nenbers. According to the PDCHM and t he byl aws
of each community, assenbly nenbers are to be nominated and el ected by
resi dents thensel ves. However, many communities elect their assenbly
nenbers on the basis of the candidate nom nations by tong and ban heads,
because it is a long and conplicated process to get residents directly
i nvol ved in the nonmi nating process. Usually, the chairperson of the
assenbl y requests tong and ban heads to nomi nate one candi date per
el ecti on precinct (usually one-half or one apartnent building). Inthis
case, a single candidate is approved or disapproved by secret ballot.
I'n some communi ties, tong and ban heads visit each apartment unit to get
the signatures required for approval of the candidate. Tong and ban

heads thus can exerci se consi derabl e influence over the apartnent
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comuni ty through the election process. Dong offices al so can influence

the communi ty by way of tong and ban heads:

2. \Wren' s Associ ati ons
a. Oganization

Wnen' s associ ations, |ike tong and ban heads, are organi zed by
dong offices. They were initially established as one of the
organi zations for Saemaul Uridong by the nane of " Saenmaul wonen's
associ ation" by the national governnent in 1970. It is no |onger common
to attach the prefix "Saemaul " to the nanes of worren’ s associ ati ons.

Menber ship in wonmen's association is not conpul sory. Actually,

-wonen' s associ ati ons are conposed only of nmarried wonen. They are

variously called "wonen's association,” or "nothers association," or
"married wonen's association.” There is a national organization of
worren' s associ ation. Al though wonen' s associ ati ons can be organi zed at
any level, the basic formal organizational unit for the Worren' s
association is the dong. Dong-level wonen's associations are identified
by the dong name. Apartnent communities usually have their own wonen's
associations at the community level, identified by the community narne.
The woren' s associ ations organized i apartnent comunities tend to be

i ndependent of dong of fices.

b. Functions

VWnen' s associations are basically voluntary charity
organi zations. They do not provide or produce urban services.like RCAs,
nor are their activities confined to their neighbors, but are extended
to anonynous people in other areas. Wnen's associ ations generalfy do
the fol I owing: |
(1) Joint purchasing: Wnen's associations‘engage indirect transactions

W t h busi nesses, farners, and fishernen for |ess expensive joint

purchases in behal f of their menbers and nei ghbors.
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(2) Education for wonen: Wonmen's associations provide for the education

of nei ghborhood wonmen, in subjects such as cooking, knitting,
etiquette, cultural subjects, and so on.

(3) Recycling: Wnen's associations recycle cans and newspapers as a
means of financing their organizations-and hel pi ng people in need,
‘as well as for environnental protection

(4) Charity: They nake donations of noney, food, and clothing to
or phanages, honel ess senior centers, policenen, cleaning workers,
gar bage coll ecti on workers, poor neighbors, and victins of calanity.

(5) Traffic control around schools and kindergartens.

(6) Monitoring of sérvice per f or mance, especialiy gar bage col | ecti on,
wat er, sewerage, and traffic safety.

(7) Cleaning or maintaining of playgrounds and gardens, such as renoval
of broken glass and caring for flowers.

Wonen's associations are not authorized to |levy mandatory fees on
resi dents for-their services. They seldomlevy nenbership fees, but
receive donations fromnenmbers. The major financial sources for wonmen's
associ ations are the gains fromvarious brojects, such as joint
pur chases, recycling, and sale. They sonetinmes receive infornmal

donati ons from nei ghbori ng busi nesses.

c. Relationship to RCAs

The activities nentioned above are perforned by the wonen's
associ ations of apartnent communities as well as by dong-|eve
agsociations. Women' s associ ations in apartnent comrunities function
first of all, as a pressure group in relation to the assenbly and
managenment office. Although they have no fornmal role in comunity
affairs, they exercise considerable influence with conmmunity officials.
For exanple, opening a new business within an apartment conmunity nust
be approved by the assenbly. In this process the assenbly usually

refers the issue to the wonmen's association for its reconmmendati on.
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Negative response fromwonmen's associations can frequently defeat the
proposal. In addition, wonmen's ‘associations are involved in deci sions
such as the selection of a housing managenent agency and naj or types of
mai nt enance, such as exterior repainting (discussed in Chapter V).

Tong and ban heads are usual | y housew ves, because they need to

stay in the neighborhood and contact dong public officials during the
day. In addition, tong and ban heads usually join wonen's associ ati ons.
VWnen' s associ ations, when acting together with tong and ban heads, have
even gfeater | everage with the assenbly and nanagenent office. In
particular, nost of the people in attendance at Ban sang hwe are al so
worren; therefore, both fermale tong and ban heads and wonen' s associ ati on
nenbers represent the views of residents to the assenbly or managenent
office.® ‘

Assenbly nenbers, by contrast, are usually male. nly the |ega
owner of an apartnent unit may be elected to the assenbly, and nost
legal property owners in Korea are male. As aresult, thereis a
tendency for conflict between wonen's associations and representative

assenblies, primarily due to their difference in conposition

D. Concl usi on .

The constitution of apartment communities is based primarily on
the PDCHM and the specific byl aws that are establ i shed by each apart ment
community withinthe limts of the decree. The PDCHM prescribes that a
representative assenbly, a board of directors, and a managenent office
shall be established by the coomunity. Wth respect to menbership, only
owners of apartnent units can be understood as comunity nenbers. ly
owners have voting rights, and only they are authorized to constitute an
assenbl y.

The decree specifies the subjects to be addressed in byl aws and
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prescribes rul es pertaining to nenbership, .voting, the constitution of
governing and managi ng bodi es, financial processes, and nﬁhdatory.fees.
I'n so doing, the decree determnes certain institutional arrangements,
but it |eaves others open to the commnity.

Apartment communities overlay the governmental boundaries of
Seoul. One or nore aparfnent comunities correspond to a dong; one or
nore apartment buildings, to atong; and one or nore floors or
entrances, to a ban* Tong and ban heads and wonen's associ ations al so
function as organi zational infrastructure in fhe gover nance of apartnent'
communities in various ways. Qi offices exercise the mayoral authority
to approve the organization of comunities, assenblies, and management
of fices, and other community affairs. Dong of fices, although they do
not have a fornmal role in the organi zation of apartnment comunities, can
exerci se i nfluence over the communi ty through tohg and ban heads and,
someti mes, through wonen's associ ati ons.

Governnment plays an inportant role in the organization of
apartnment communities by providing a general institutional framework
through the PDCHM nonitoring how it functions, and enforcing its
provisions. In addition, certain institutions related to governnent,
such as tong and ban heads and wonen's associ ations, are involved in the
governance of apartment communities. Neverthel ess, the apartnent
community itself nmakes a nunber of basic decisions: the establishnent
and anendnent of the byl aws, the organi zation of an el ected assenbly and
its board of directors, the choice of nmanagenent type, the anount of
revenue to be rai sed by nandatory fees and user fees, and the
nai nt enance of common property.. In this sense, the responsibility for
caring for common property of the community and providing rel ated

services is carried out by apartnment communities thensel ves.
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1. The use of land, e.g. farmng, residence, conmmerce, industry, or
conservation, is specified by |ocal governnments in Korea. Once the
devel opnment of apartments has been approved, the grounds owned by
devel opers are specified as apartnent grounds.

2. The national government involves itself in the private nmarket for
apartnents at this stage because the demand for apartments general ly

out nunbers their supply in Seoul. Once devel opnent has been term nat ed,
however, the government is no IonPer involved in this market, and
apartnment units are bought and sold anong individual s w thout governnent
i ntervention

3. Acts are enforced by decrees in Korea. The presidential decree is
one type of decree. According to Article 38-1 of HDPA, "Residents,
users, and the govérning body of common housing and common facilities
nust manage themaccording to a presidential decree.”

4, [Nhe-il KYoung'e_Shihnun] Dai |y News, Decenber 23, 1982.
Chosun | [ bo] ily News, Decenber 24, 1982.

5. Saemaul Undong is a novenent for devel opi ng new conmuni ties that was
initiated by_vaernnent of the Republic of Korea in 1970 under the
sl ogan of "diligence, self-help, and cooperation.”

"6. [Chosun Il bo] Daily News, February 4, 1984.
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Appendi x 3.1. The Presidential Decree on Common Housi ng Managenent

Article 1: Legal foundation

The Presidential Decree on Commmon Housi ng Managenent is
establ i shed by the Housi ng Devel opnent Pronotion Act, Article 38 and
Article 39.

Article 2: Legal objects to which the decree applies: Compn housi ng
devel oped under the Housing Devel opnent Pronotion Act.

Article 3: Responsibilities of the nmanagenent body

1. The managenent body is responsible for the follow ng;

1) mai ntenance of comon grounds and conmon facilities.

2) security, cleaning, and garbage collection services.

3) collection and deposit of mandatory fees and other fees.

4) collection and deposit of special mintenance funds.

5) execution of the decisions of the assenbly. °

The managenent body nmust keep financial documents open to residents.
St andards of nmmnagenent personnel and equi pnent: The mayor is in
charge of nonitoring, through gu offices, howthe standards are

f ol | owed.

Article 3-2: Audit

1. Centrally-heated apartment comunities with 300 or nore units nust be
audited by certified public accountants (CPAs) once a year

2. The managenent body must report audit results to the assenbly and
keep them open to residents.

Article 4: Safety managenent

1. The nmanagenent body nust nmaintain the safety of the follow ng
facilities:

(1) high-pressure gas facilities.

(2) central heating system

(3) generators and transforners.

(4} dangerous material storage

(5) fire prevention system

(6) elevators and cargo-lifts.

2. The managenent body nust enploy l|icensed personnel for safety
managenent . -

3. The nmanagenent body nust nonitor safety conditions.

4. The managenent body nust keep records on safety conditions.

5. The managenent body nust control access to comon facilities and
repair themif potential dangers are found. '

Article 5: Responsibilities of residents

1. Residents nmust allow nanagenent enpl oyees to enter apartment units
for management purposes.

2. Residents are prohibited fromdoing the follow ng

(1) arbitrary alteration of the architectural design of private space.
(2) private use of commopn space. -

(3) posting notices in comopn space for private purposes.

(4) keeping pets.

3. Residents shall observe the byl aws.

Article 6: Transformation of comon facilities nust be approved by the
M ni ster of Construction.

Article 7: Definition of common housing by the PDCHM
1. common housing with 300 or nore units,

2. elevator-installed comopn housing,

3. centrally-heated conmon housi ng

89

-




Article 8: Compul sory managenent by devel opers during the first year
after devel opment

Article 9: Byl aws
1. Omers of apartment units nust establish the byl aws.

2. The initial bylaws rmay be prepared by devel opers.
3. The byl aws nust prescribe the follow ng (but nust not restrict the
rights of others than residents):
(1) rights' and duties of owners.
(2) the organization and operation of the assenbly.
(3) the authority and responsibility of the assenbly.
(4) the collection, deposit, and use of mandatory fees, specia
mai nt enance funds, and penalties for nonpaynent.
(5) in self-organi zed managenment; the organi zation and operation of the

managenent body, and the qualification, salary, authority, and
responsi bility of managenent enpl oyees.

6) the responsibility of accounting managers.

7) definition of private domain and common domai n.

8) penalties for violators of the bylaws and public order.

Owners nust el ect representatives and organi ze t he assenbly.
Qualification of assenbly nember: residence for at |east 6 nonths
(except for assenbly menbers of the first assenbly after devel opnent).
3. The assenmbly nust sel ect one chairperson, at |east one treasurer, and

at least three directors fromthe menmbers.

4. The assenbly must choose a managenent type (or sel ect a professional

housi ng managenent agency) by the approval of a two-thirds majority of

t he menbers.

5. The assenbly nust obtain the approval of a sinple majority of owners

bef ore choosi ng a managenent type.

6. The assenbly decides the following by the approval of a sinple

majority of the nenbers:

(1) establishnent and anmendnent of the byl aws.

(2) budgetary supervision and audit.

(3) operational rules for the maintenance and operation of commopn
facilities.

(4) appointnent and di sm ssal of managenent enpl oyees if self-organiZed
managenment i s chosen.

(5) repair, replacement and inprovenent of the conmon facilities.

(6) coordi nation of conflicts anong residents.

7. The assenbly nust publicize the agenda, date and place of assenbly

nmeetings five days in advance

8. The assenbly nust pronptly publicize the decisions in neetings,

financial statements on nonthly mandatory fees, and results of the

suggestions by residents. '

9. The assenbly nmust notify the mayor of the follow ng:

(1) the name and location of the community and its assenbly

(2) the organi zational structure of the assenbly

(3) the byl aws

10. Devel opers shoul d nake arrangenents for residents to organize the

assenbly.

11. The assenbly nust keep nmeeting records open to residents.

(
(
(
Article 10: Representative assenbly
1.
2.

Article 11: Self-organi zed managenent body .

1. The managenment body nust satisfy standards for personnel and
equi pnment .

2. The managenent body should be under the control of the assenbly.
3. Assenmbly nmenbers nust not be enployed by the management body.

Article 12: Approval of the self-organi zed nanagenment body
1. The assenbly must apply for the approval of the self-organized
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management body to the mayor with the follow ng information
the name and | ocation of the community and its assenbly.
the name of the devel oper and the devel opment date.
the location of the managenent office, and name and address of its
general manager.
) expected date of opening.
The follow ng documents nust be attached to the application:
t he byl aws
2) personal information on engineers and detailed statements on
engineering utilities
3) a map of the comunity and its nei ghbors
4) the organizational structure of the management body

Article 13: Standards for the mayoral approval of the self-organized
managenent body: The mayor nust approve it if it satisfies the standards
prescribed by the PDCHM

Article 14: Transition from self-organi zed management to professiona
managenent :
1. The assenmbly nmust obtain the approval of a sinple majority of owners
to select a professional housing managenent agency.
2. The assenmbly must report the transition of its management type to the
mayor with the follow ng documents:

1) approval of owners in witing.

2) assembly neeting records.

3) information on the professional housing managenent agency.

4) the current bal ance of accounts.

Article 14-2: The period of contract with professional housing
management agencies should be two years or nore.

Article 15: Mandatory fees

1. Monthly mandatory fees are the total of the followi ng fees:

general managenent (including salaries).

cl eani ng.

pest and rodent control

el evator nai ntenance

heati ng.

hot water.

nmai nt enance.

The managenent body is prohibited ftomcollecting mandatory fees for
ot her than the above purposes. But, common electricity and water and
fire insurance nmay be col |l ected using the sane procedure as for

nmandat ory f ees.

3. The managenent body may charge user fees for cargo-lifts.

4. The nmanagenent body may repair common facilities attached to two or
nore units, and charge those units.

5. In case that a professional housi ng nanagenent agency is designated
by the deveIoPer, the nonthly mandatory fees nust not exceed t he sum of
average nonthly rmandatory fees during nanagenent by the devel oper and
the increase based on the inflation rate. -

6. The managenent body nmust separate nmonthly nmandatory fees and speci al
mai nt enance funds.

T NOOIRWN

Article 16: Devel oper's conpul sory repair
1. major facilities: for two years after devel oprent
mnor facilities: for one year after devel oprment
2. The assenbly may request devel opers for repair, and the devel opers
nust pronptly respond to the requests.

Article 17: Devel oper's deposit for the conpulsorg rEpair: 3/10? OL t he
ank account of the

total devel opnment costs nust be deposited on the
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community for the periods prescribed in Article 16-1.

Article 18: Term nation of the devel oper's conpul sory repair
Article 19: Types and standards of housing nanagement |icense
Article 20: Licensing procedure of housing management business
Article 21: Scope of housing managenent business _
Article 22: Licensed housing managenent agency's report of business
opening to the mayor : .

Article 22-2: Business records on housing managenent

Article 23:. Deposit of special maintenance funds
1. The follow ng commpn housing nust deposit special maintenance funds:
1) common housing with 300 or nore units
2) elevator-installed common housing
3) centrally heated common housing
2. The management body nust prepare |ong-term maintenance plans.
3. The special maintenance funds shoul d be based on long-term
mai nt enance plans; otherw se, the RCA bylaws may establish a fund
bet ween 3/100 and 20/100 of the sum of average costs for elevator
mai nt enance, heating and hot water, and routine maintenance.
4. The special maintenance funds must be deposited on the comrunity
account of the bank designated by the Mnister of Construction.
5. The management bog%/ must submt proposals to the mayor with the
approval of the assenmbly in order to withdraw fromthe accounts.

Article 24: Transfer of nanagenent

Article 25: Enploynent of certified housing managers (CHWV)
1. Apartment comunities with less than 500 units (or |ess than 300

~units if centrally heated or elevator-installed): Either CHVs or

assistant CHVs nust be enpl oyed. :
2. Apartment communities with 500 or nore units (or 300 or more units if
centrally heated or elevator-installed): CHMs nust be enpl oyed.

Article 26: Qualification for taking the CHM exam nati on
Article 27: The assistant CHM exam nation
~ Article 28: The CHM exam nation
Article 29: Standards for the pass of the exam nation
Article 30: Execution of the exam nation
Article 31: The exami nation committee
Article 32: Application for the exam nation
Article 33: Stipends of the exam nation commttee
Article 34: Penalty for the m shehavior in the exam nation

Article 35: Delegated authority of the Mnister of Construction
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Appendi x 3.2. The Standard Byl aws
(Prepared by the Korea Housi ng Corporation)

Chapter |. General Provisions

Article 1. Purpose of the byl aws

Article 2. Definition of terns

1. owners: |legal owners of apartnent units

2. occupants: others who live with owners

3. private space: each apartnent unit

4. common space: the rest space of apartment buil di ngs except apartment
units, common facilities, grounds, and all other conmons

Article 3. Definition of the community boundaries

Article 4. Governing body and managenment body

1. Omers nust establish the assenbly and nmanagenent body.

2. The offices of the assenbly and managenent body should be |ocated in
a specific place, such as the comunity official building.

Article 5. Observance of the rules

Resi dents shall observe the bylaws and other related | aw

Article 6. Effect of the rules

Chapter |Il. Responsibilities of Omers

Article 7. Status of owners
1. It begins with obtaining the ownership of a unit, and expires with
its |oss.
2. Those who newly obtained or lost the status of owner nust pronptly
report to the management office.
Article 8. Right of owners
1. Owners have the right to:
1) use their apartnents for residence.
2) use common facilities as prescribed by the byl aws.
3) vote for assenbly nenbers.
4) serve as a nenber of the assenbly if elected
5) vote for the anendnent of the byl aws.
6) make comments on nmanagenent to the assenbly.
7) vote for the selection of a managenent type.

Cccupants have the right of (1), (2) and (6).
rticle 9. Voting right

One vote is given to one apartnent unit even though two separate
ousehol ds share one unit.
2. Owners may vote by proxies who are occupants.
Article 10. Voting rules

sinple majority voting

1) election of assenbly nenbers.

2) establishnent and anendnent of the byl aws.
3) selection of a managenent type.
1
2

(
(
(
(
(
(
(
2.
A
1.
h

1.
(
(
( . .
2. unani nous voting

(1) selling common properties.

(2) alteration or construction of common facilities.

Article 11. Responsibilities of owners and occupants

1. They shall not disturb public order.

2. They shoul d mai ntain conmon grounds and facilities. .

3. They must pay mandatory fees and share of special maintenance funds.
4. The paynments should be nade by owners even though their units are

| eased by tenants.

5. Residents are prohibited fromdoing the follow ng without the
perm ssion as prescribed by the Housing Developnent Promoti on Act
( HDPA) :

(1) alteration or construction of conmon facilities.

(2) use of common facilities other than prescribed by the HDPA
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83) destruction of buildings (whole or part). . .

. Residents are prohibited fromdoing the follow ng w thout the

g approval of the assenbly: 2 -

l (1? alteration or construction of common facilities other than those in
_ Article 5 of chapter II.

2) private use of common space. .

3) posting notices in common space for private use.

4) keeping pets. ‘

7. Residents nust allow managenment personnel to enter their apartment
units for managenent purposes.

8. The management office nmust notify residents of the visit for

mai nt enance purposes in advance

9. Residents should not organize or join other organizations than those
permtted by the byl aws.

Article 12. Legal liability of the damage on common Property

Article 13. Transfer of the authority and responsibility

Article 14. Fire insurance

- Chapter Ill. Representative Assenbly

Article 15. Representatives of apartment buil dings
%._fgsenbly menbers are elected (# of nenbers) fromeach apartnent

ui | di ng.

2. Assenbly menbers are elected by the approval of a sinple majority of
owner s.

3. The office termis ( ) year(s), and renewable (or not).
4. The status of assenbly nenber expires with the loss of the owner

st atus.
Article 16. Structure of the board of directors

1. 1 chairperson, ( treasurers, and ( ) directors .

2. The directing nenpers are elected by the approval of a sinple
majority of assenbly menbers fromthe nenbers. .
Article 17. Authority of the assenbly _ o

1. The follow ng nust be decided by the approval of a sinple majority of
assenbly menbers: _

amendnent of the bylaws. _

budgetary processes, auditing, and |evying of mandatory fees.
operational rules for maintenance . .

appoi ntment and di sm ssal of managenent enpl oyees if self-governed
managenent is chosen.

repair of comon facilities

coordi nation of conflicts anong residents.

penalty for violators of the rules.

suggestions by 10 or nore residents.

2. Change or selection of a managenent type must be made by the approva
of a two-thirds majority of assenbly menbers. . o
3. The assenbly nust obtain the approval of owners prior to the decision
on a managenent type.

4. The assenmbly must publicize its decisions to residents.
Article 18. Meeting

1. Regul ar session: quarterlY .

2. Extraordinary session: called by the chairperson, the treasurer(s),
at least three directors, or at least one fourth residents

3. The chairperson nmust publicize the agenda, date and place of the
meeting in advance. .

4, The chairperson may control access by others than assenmbly menbers to
the meeting.

O~NOOO1 BAWNE

q 5. The assembly nust keep neeting records open to residents.
' a"mg qguorum of the assembly neeting is a sinple npjority of assenbly
menbers.

Article 19. Authority of the board of directors
1. chairperson: representing the assenbly
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2. director: assisting the chairperson

3. treasurer: auditing and other financial supervision
Article 20. Responsibilities of the board of directors

1. stipends for directing nenbers

2. financial guaranty of the chairperson

3. Resign of chairperson shoul d be approved by the assenbly.

Chapter |V. Managenent Body

Article 21. Self-organi zed managenent

1. The organi zation of the self-organi zed managerment body nust be
approved by the mayor. :

2. Managerent enpl oyees nust be appointed by the chairperson of the
assenbl y.

Article 22. Professional nanagenent

1. A professional housi ng managenent agency must be sel ected by the
approval of a two-thirds majority of assenbly nenbers.

2. The chairperson is authorized to make a contract for professiona
nmanagenent .

3. The contract nust be approved by the assenblﬁ i n advance.

Article 23. Responsibilities of the managenent body

mai nt enance of common grounds and common facilities

security, cleaning, garbage collection, and pest and rodent contro
coll ection and deposit of mandatory fees

execution of the decisions of the assenbly

. pl anni ng Iong-tern1naintenance, and col |l ection and deposit of special
mai nt enance funds

6. keeping financial docurents

Article 24. Legal liability of nanagemnent

1. general manager in self-organi zed managenent system

2. the central housi ng management agency I n professional nmanagenent
system '

Article 25. Oganizational structure of the managenent office
Article 26. Quaranty of the nanagement body

Article 27. Use of common property: Use of common property by the
managenent body nmay be allowed by owners as far as it is concerned with
managenent activities. )

GENAINTS

Chapter V. Accounting

| e 29. Ceneral rule: by accounting |aw and social custons
| e 30. Fiscal year: from( ) to ()
| e 31. Book- keepi ng
| e 32. Budget
Al revenues and expenditures nust be included in the budget.
Proposal s nust be subnitted to the assenblr three nonths I n advance.
The budget nust be confirmed by the assenbly one nonth in advance.
Execution of the budget nust be reported quarterly to the assenbly.
Suppl enent ary budget :
ticle 33. Bal ancing of accounts
ticle 34. Audit , _
1. The managerent body nust be audited by CPAs once a year, but the
audit may be omtted by the approval of two-thirds majority of owners.
2. The nmanagenent office nust report the auditing results to the
assenbly and keep themopen to residents.
Article 35. Monthly nandatory fees: sane as Article 15 of the
Presidential Decree on Common Housi ng Managenent
Article 36. Charge for late paynent of nonthly mandatory fees
Article 37. Charge for use of specific types of common facilities
Article 38. Managenent of nonthly nandatory fees
Article 39. Specific regulations on accounting
The assenbly nmay nake specific regul ations pertaining to accounting.

DZUAPWNRRRRE
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Chapter VI. Definition of Conmon Property and Mintenance

Article 40. Definition of private space and mai ntenance
Article 41. Definition of common space and mai ntenance

Chapter VII. Long-tern1Nhinfenance and Speéial Mai nt enance Funds

Article 42. Long-termmai ntenance plans

Long-term nai nt enance plans shoul d be made by the nanagenent body.

Article 43. Deposit of special maintenance funds

Article 44. Use of special nainteéenance funds

1. The managenent body nust report to the mayor with the approval of the

assenbly in order to withdraw special naintenance funds.

?.Ifhe funds are prohibited frombeing used for purposes other than the
ol | ow ng; _ _

1 nain%enance activities that are Blanned i n advance.

2) maintenance activities required by at least two architecture experts

even though they are not planned in advance.

'Chapter VI1I. Public Oder

Article 45. Warning - _

1. The chai%person may give warning to violators of the bylaws and

di sturbers of public order. _ _

2. The chairperson may stop illegal behavior or report it to the related
government al agenci es.

*
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Chapter 1V
SAWVPLI NG DESI GN AND CASES SELECTED FCR STUDY

A Sanpl i ng Desi gn

Songpa-gu, the site of this research, is located on the far

" southeast of Seoul (see Figure 3.2). The district extends over 33.8

knf, about 5.6 percent of the whole area of Seoul. It had a popul ation
of 628,249 in 1989. There are 25 dong, 855 tong, and 7,406 ban in
Songpa- gu. The annual budget of the Songpa-gu of fi ce was about 82
mllion dollars® in tﬁe 1989 fiscal year. - Because nost of the
facilities for the 1988 Sumrer A ynpi c Ganes are located in Songpa- gu,
the nicknane of this district is "Aynpic gu." The district is devoted
predomnantly to residential (70.1 % and recreational (26.4 % use.

Commerci al areas conpose only 3.5 percent of the district's territory.

Housing is predomnantly apartments (68.6 percent of all housing units),

fol | oned by detached housing (25.1 % and others (6.3 %) .
Fifty-two apartment communities have been organi zed i n Songpa- gu.

There is great variation in physical characteristics anong these
-communities. The size of the grounds ranges from0.9 acres to 163.6
acres; certain communities with extensive grounds correspond to‘

subdi stricts, i.e., dong, while sone of the small commnities incl ude‘
only limted grounds around one or two apartment buildings. In a

rel ated vein, the nunber of apartment buildings in a community ranges
froml to 163, and the nunber of apartnent units in a comunity ranges
from 120 to 6,000. Apartnent units also vary in size, ranging from7

pydng (1 pyong = 35.583 ft?) to 68 pyong. Sone apartmnent buildings are

high-rise, and others are lowrise, ranging in height from24 floors to

5 floors. Songpa-gu is a new y-devel oped district and has a relatively
short history, less than 20 years, in the devel opment of apartments; the

first coomunity inthis district was devel oped in 1975 and a nunber of
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apartnent communities are still under devel opnent. The 52 apart nment
comuni ties in Songpa-gu are ordered by their ground size, fromlarge to
small, in Table 4.1. This table also incl udes the information on total
floor size, year of deVeIopnent, nunber of apartnent units, unit size
range, nunber of apartnent bui I di ngs, buil ding height, heating system
“devel oper type, and nanagenent type'of each connunity:

In selecting cases for research, apartment communities without
substantial grounds were excluded because the focus of research is in
part on the partitioning of urban space. nly those conmmunities with at
| east 6 acres of common grounds or at |east 4 apartmnent buil dings were
included. As a result, 16 comunities were excluded from consideration,
| eaving a study "universe" of 36 communities in Songpa-gu.

The popul ation size, economc status, and age of apartnent
communities may all make a difference in community governance and
servi ce provision. Community size is relevant, for the theory of
collective action indicates that size nmay have a negative relationship
tothe ability of a group to act collectively; that is, other things
bei ng equal, collective action is easier in snaller groups (Q son,
1965). Comunity economic status is al so rel evant because financi al
capacity can clearly affect the success of the commnity in maintaining
the commons, particularly in case of managenent by agents. Community
age may al so be inportant, for American experiences with RCAs indicate
that ol der conmmunities are better able to act collectively;, however,
they al so have a greater need to undertake mai ntenance activities (AR
1989).

Measur enent probl ens exist for both size and econonic status.
Community size refers to popul ation. Because precise figures on
popul ation are not available for apartnent communities, however, the
i ndi cator used for community size in this study is the nunber of
apartment units. One neasure of the economc status of a community is

its resource base, i.e., the value of apartnent units. The prices of
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Table 4.1. Selected Characteristics of ‘52 apartnent comrunities in
Songpa-gu, ranked by size of ground space (Continued)

Ground Floor Number | Mumber. | Unit Develop-| Devel- { Wanage-| BLDG | Heat-

Serisl £ | itver | Toerer | units | Bubas | coyon> | yeor | cye | vpe | tvpe | tye
1 163.6 170.6 5,540 122 25-64 1988 | Metro pro high i cent

2 . 80.6 111.4 3,930 30 34-36 1977 KHKC self low cent

3 T7.5 68.7 6,000 163 13-20 1975 Metro self low ind

4 75.3 164.9 4,494 56 32-68 1988 Metro pro high | cent

S 60.8 53.9 5,3%0 125 7-17 1976 KHC sel f low ind

(] 50.7 43.3 3,600 T4 13-17 1980 Metro self low ind

7 50.2 25.6 1,316 21 31-59 1985 | private| pro high | cent

8 48.7 101.7 3,402 £l 28-65 1979 private| self high | cent

¢ 45.9 39.7 3,720 &8 13-19 1976 KHC self Low ind

10 4h.6 32.6 3,000 60 715 1982 Metro self low ind

11 43,9 - 40,6 3,280 . 7 15-17 1976 KHC self Llow ind

12 39.2 58.5 1,356 18 38-66 1986 Neiro pio high | cent

13 34.5 63.5 | 2,130 54 17 1976 XHC self Low ind

14 29.6 54.0 1,842 26 26-53 1982 | private| pro high | cent

15 27.% 46.7 1,507 16 15-25 1980 | private] self high | cent

16 24.3 24.3 Thd 19 27-53 1984 private] pro high | cent

17 23.6 18.9 1,320 N 13-27 1981 KHC self Low imd
18 22.0 11.3 730 18 13-19 1976 KHC self low | cent

BLDG: buil di ng

Metro: netropolitan governnent of Seoul

KHC: Kor ea Housi ng Corporation
private: private devel oper
pro: professional

sel f: self-organized

hi gh: high-rise

low. lowrise

cent: centrally-heated

i nd: individually-heated
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Table 4.1. Selected Characteristics of 52 apartment comunities in
Songpa-gu, ‘ranked by size of ground space (Continued)

Ground Floor Huwber | Number Unit Devetop-! Devel- | Manage-| BLDS | Heat-
serfal # | space space of of size ment oper ment ing

(acre) (acre) | units BLDGs (pyong) year type type type | type
1% 15.4 28.9 936 .14 31-53 1984 private| pro high | cent
20 15.3 7.6 1,230 9 19-51 1980 | private| self | high | cent
2t 1t.8 22.7 672 1 31-55 1985 private]| pro high | cent
22 10.6 11.3 900 15 14-18 1985 Metro pro tow cent
23 10.3 23.3 749 7 4 1988 private! pro high | cent
2h 10.2 19.2 576 & 27-53 1983 private} pro high | cent
25 10.1 26.8 430 13 28-34 1980 | private| self Low cept
26 10.0 19.3 648 9 28-44 1984 private| pro high | cent
27 9.6 18.5 955 7 24-53 1984 private| pro high | cent
28 94 .4 440 15 22-31 1980 private| self Low cent
2% 8.7 18.2 838 7 19-45 1986 private| self high | cent
30 8.5 .1 1,316 10 1-23 1989 | Metro pro high | cent
3 8.5 16.8 514 8 32-44 1984 private] pro high | cent
32 8.4 16.6 480 & 31-54 1985 private] self high | cent
33 7.9 14.9 535 7 27-39 1983 | private|{ setf high | cent
34 7.4 4.3 750 & 17-29 1983 | private] pro high | cent
35 7.2 14.0 378 5 27-59. 1985 private| self | high | cent
36 6.1 15.5 750 6 19-32 1988 | privete| pro | high | cent

BLDG bui |l di ng

Metro: netropolitan governnent of Seoul
KHC:. Kor ea Housi ng Corporation

private: private devel oper

pro: professional

sel f: self-organized

hi gh: high-rise

low lowrise

cent: centrally-heated

i nd: individually-heated
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Table 4.1. Selected Characteristi

cs of 52 apartnent comrunities in

Songpa-gu, ranked by size of ground space

Ground Fioor Number | Number Unit Develop-| Devel- | Manage-| BLPG | Heat-
serfal # | space space of of size ment oper ment ing

{acre} (acre) | units BLDGs {pyong} year type type type | type
3w S.4 10.2 495 4 21-3 1984 | private| pro high | cent
38 5.0 %.9 435 4 21-31 1986 | private| pro high | cent
39 4.9 2.1 232 3 31-52 1985 Private pro high | cent
40 4.8 B.8 275 4 27-43 1985 privatej pro high | cent
41 4.6 2.7 120 2 43 1983 private] self high | cent
52 £.3 8.4 264 4 29-48 1985 private| pro high | cent
43 4.2 12.1 443 4 23-44 1988 | private| pro high | cent
bh 3.7 2.5 415 4 25-30 1987 privatef pro high | cent
&5 3.4 6.7 226 3 25-45 1984 private| self high | cent
46 3.3 7.2 £93 1 14-28 1988 | private| pro high | cent
&7 3.3 6.0 336 3 27-32 1990 private| pro high | cent
48 2.6 5.2 210 3 2534 | 1986 | private] pro | high | cent
4“9 2.4 4.7 120 2 48 1984 private| pro high | cent
50 2.4 5.6 215 _ 2 28-32 1989 private! pro high | cent
51 | 1.2 0.2 132 1 21-24 1986 private| pro high | cent
52 0.9 0.9 120 1 3 1989 private} pro high | cent )

These last 16 comunities (seri
consi deration for study.

BLDG bui |l di ng

Metro: metropolitan government of
KHC: Korea Housi ng Corporation
private: private devel oper -

pro: professional

sel f: sel f-organized

hi gh: high-rise

low |owrise

cent: centrally-heated

ind: individually-heated

al nunber 37 to 52) are excluded from

Seoul
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apartnents generally depend on unit size, inaddition to conmmunity age,

| ocation, and architectural design. Qher conditions being equal,

|arger apartnent units are nore expensive than snallerlapartnent units.
For this reason, comunities with nnstly large units ére assurmed in this
study to be relatively wealthy, and are defined as "hi gh-status"
comunities. Communities with nostly small units are defined as "I ow
status" comunities. -

The 36 communities have been classified according to the nunber of
apartnent units, year of devélopnent, and unit size. Wth respect to
the nunber of apartment units, comunities were di chotom zed into snal
and large at 1,000 units. Assumng that five residents live in each
apartment unit, on the average, communities with 1,000 units have an
estinated popul ation of 5,000. The 36 communities divide evenly between
smal | and | ar ge. Wth respect to the year of devel opnent, communities

devel oped before 1982 are classified as "old," while those devel oped in

1982 and thereafter are classified as "new The devel oprment of Songpa-
gu began to boom after the governnent announced plans in 1981 to
construct facilities related to the 1988 Summer dynpi ¢ Ganes. Anong
the 36 communities, 14 are dld, and 22 are new. Wth respect to unit
size, snall apartments, usually called "Kukm n | Qtaek" (civil housing),
have a maxi mum si ze of 34 pyong. Seventeen communities have nostly

smal| units, and 19 have nostly large units.?

Table 4.2 classifies the 36 apartmnment communities according to
these criteria. One case is selected fromeach cell, except that cells
IV and V are excluded because they are less typical—<€ell Vis enpty.
Cases were selected to maxi mze the contrast on a particular variable
between pairs of cases, while mnimzing variation on the ot her
vari abl es for those pairs. The cases selected fromCells | and Il and
fromCells VIl and Il are intended to contrast conmunity age, while
being simlar in population size and unit size. The cases fromGCells I

and 111 and fromCells VI and VI11 are intended to contrast popul ation
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Table 4.2. Qassification of 36 apartment communities

Number of Units
Small Large
Age o0lad New old New
Unit size
Small I II I1Y v
18, 25, 28 22, 34, 36{ 3, 5, 6 10, 30
9, 11, 13
15, 17, 20
Large v VI VII VIII
16, 19, 21 2, 8 1, 4, 7
23, 24, 26 12, 14
27, 29, 31
32, 33, 35

~ The nunbers in this table refer to serial
in Table 4.1. Bold nunbers are commnities sel ected for study.
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size, while being simlar in unit size and comunity age. And, the
cases fromCells Il and M and fromCells IIl and- VIl are intended to
contrast unit size, while being simlar in population size and community
age. '

The pairs of cases selected are summed up in Table 4.3. The siXx
cases selected for research are not only evenly classified with respect
to popul ati on, comunity age, and unit size, but aiso provi de a contrast
with respect to devel oper type and managenent type. The sel ection of
communities fromcontrasting categories is intended to provide a cross-
section of the comunities in Songpa-gu for in-depth studies of the six
cases. A summary of the six comunities by each variable category is in

Tabl e 4. 4.
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Table 4.3. Contrasted Pairs of Cases

Category | Cases Number of Unit size bevelopment
units {pyong) year

I, TI ie, 22 730, 900 13-19, 14-18 1976, 198S

I, 11X 18, 9 730, 3720 13-1%, 13-19%9 1976, 1976

11, VI 22, 29 800, 838 14-18, 19-45 1985, 1986

JIII, VII °, 8 3720, 3402 13-19, 28-65 1976, 1979

VI, VIII 292, 1 838, 5540 19-45, 25-64 1986, 1988

viIi, VIfI 8, 1 3402, 5540 28-65, 25-64 1879, 1988

The nunbers in this table refer to serial nunbers for
communities in Table 4. 1.

Bol d nunbers indicate values for contrasting cases.
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Table 4.4. Cases Sorted Anong Variabl e Categories

Variable Classification Cases
Population Smaller 1a, 22, 2%
Larger 1, 8, ©
Age QOlder 8, 9,.18
Rewer i, 22, 29
Unit size Smaller 9, 18, 22
Larger 1, 8, 29
Management Self-organized 8, 9, 18, 29
Professional 1, 22
Developer Secul Gov't i, 22
KRHC 9, 18
Private 8B, 29

The nunbers in this table refer to serial nunbers for

comunities in Table 4. 1.
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B. Summary Descriptions of the Six Communities

Inthis section, the six communities selected for research are
briefly described. Mre details on these communities with respect to
their assenblies, boards of directors, managenent offices, community

services, and budgets are given in Appendi x 4. 1.

1. AynpicVill age

O ynpic Villageis located i n Oyun-dong, Songpa-gu, Seoul. To
the north of this community, across a six-lane street is a public park,
called Aynpic Park; to the east and west, across eight-lane streets,
are other apartment communities; and the south side is adjacent to
farmng fields on the edge of the city. Built by the netropolitan
governnment of Seoul in 1988, O ynpic Village was used for housing
pl ayers, reporters, and executive menbers during the dynpic Ganes.

The size of the grounds, nunber of apartnent units, and unit sizes
inAynpic Village are all relatively large. There are 122 high-rise
apartment buil dings on 163.64 acres, ranging in height from6 floors to
24 floors. Al apartment buil dings have el evators. The community has
5,540 central | y-heated apartment units, with sizes ranging from25 pyong
to 64 pyong. There are 8 narket buil dings and 1 indoor sw mm ng pool
within the community, in additionto 5 schools, 2 kindergartens, and
various governmental offices, including the dong office, police station,
and a post office. The community has allocated an extensive amount of
space for small parks, 22 small playgrounds, |awns, gar dehs, par ki ng
lots, streets, and sidewal ks. Unlike other apartnment communities in
Songpa-gu, all of the buildi ngs have underground par ki ng areas.

There are 62 assenbl y menbers, and a board of directors conposed
of a chairperson, 3 vice chairpersons, 3 treasurers, 3 technical
i nspectors, and 12 others. The comunity has contracted with a

prof essional managenent firm- which enpl oys 535 peopl e in the managenent
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office. Total expenditures were $9, 674,400 ($1,746 per apartment unit

and $41 per pyong® in the 1990 fiscal year

2. Chansil| Chugong Apartment Community 2:

| ndi vi dual | y- Heat ed System{ Chansi | - 1)

Chansi | Chugong Apartment Community 2, coterm nous with Chansil 2-
dong, is really 2 different comunities, both devel oped by the KHC i n
1976. In addition to bei ng organi zed as separate comunities, what
di stingui shes the two communities is the type of heating system This
section discusses the comunity that has an individually-heated system

To the north of this comunity, across a ten-lane street, called
"Hghway 88," lies the Han River; to the west, across a four-lane street
is the Chanmsi| Chugong Apartment Community 1; the east side is adjacent
to the Centrally-Heated Chansil Chugong Apartment Community 2 wit hout

physi cal boundaries; and to the south, across an eight-lane street are

“ the Shl nchon subway station and Chansi| Chugong Apartment Comunity 3.

Chansl -1 is arelatively old conmunity, conpared to other
commni ties in Songpa-gu. The size of the grounds and nunber of
apartment units are relatively large, while unit sizes are relatively
small. There are 68 fivé-floor apartnent buildings on 45.88 acres. No
apartnment buil di ngs have el evators. The community has 3,720 smal | -si ze,
i ndi vi dual | y- heat ed apértnent units, conposed of 3,590 13-pyong units
and 130 15-pyong units. There are 4 markets, in addition to 3 schools,
1 ki ndergarten, and various governnental offices, including the dong
office, police station, and a post office within Chansl|-C'. The
comunity has a fairly |arge nunber of snmall playgrounds, smal | par ks,
gardens, and l.awns, but has a relatively small anount of parking space
.and streets. . '

There are 68 assenbly nenbers, and a board of directors conposed
of a chairperson, 3 treasurers, and 7 nmenbers. The commnity has

sel ected the sel f-organi zed nanagement systenm 26 people are enployed in
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t he managenent office. Total expenditures were $511, 400° ($137 per

apartnent unit and $9 per pyong) in the 1990 fiscal year.

3. Chansi| Chugong Apartment Comnunity 2:
- Central | y- Heat ed System ( Chansil - C)

Chansil-Cis located on the northeast part of the Chansil Chugong
Apartment Community 2. The west and south sides of the community are
adj acent to Chansil-1; the north side, .to H ghway 88; and the east si de,
to the Chansil Chugong Apart ment Communi ty 5.

The size of the grounds, nunber of apartnent units, and unit sizes
inthis comunity are all rel atively snall. There are 18 five-floor
apartnent buil dings on 22.01 acres. No apartnent buil di ngs have
elevators. The comunity has 730 snall, centrally-heated apartment
units, each only 19 pyong. There is 1 market, but no school s or
governnmental offices within the community. The community is very
‘simlar in appearance to Chansil-I in ternms of the architectural design
of buildings, -grounds, and facilities.

There are 24 assenbly nenbers, and a board of directors conposed
of a chairperson, 2 treasurers, and 4 nenbers. The community has
sel ected the sel f-organi zed managenent system 17 peopl e are' enpl oyed in
the managerment office. Total expenditures were $393, 700° ($539 per

apartment unit and $30 per pyong) in the 1990 fiscal year.

4. Changm Apart nent Oommnlity

The Changni Apartment Community is located in Chansil 6-dong,
Songpa-gu, Seoul. This commnity is geographically divided into two
areas by a four-Ilane street. One area was built on January 27, 1979,
and the other on Sept enber 3 of the same year, by the sane private
devel oper. THe second area was nerged with the first at the tinme of
devel opnent. The north side of this community is adjacent to H ghway

88; to the south, across a four-lane street i s an extensive busi ness
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district; and the east side is adjacent to the Songhae subway station
and the west side abuts a ten-lane street that |eads to the Chansl |
Bri dge.

Changm is arelatively old conmunity. The size of the grounds,

nunber of apartment units, and unit sizes in Changm are all relatively

large. There are 31 14-floor apartnent buildings on 48.68 acres. All
apartrment bui |l di ngs have el evators. The community has 3,402 centrally-
heated apartment units, with sizes ranging from28 pyong to 65 pyong.
There are 3 market buildings and 1 indoor sw mming pool within the
comunity, in addition to 2 schools and various governnmental offices,
including the dong office, police station, and.a post office. Like
AOynpic Village, this coomunity has a fairly extensive anount of common
space for snall parks, 12 small playgrounds, .| awns, gardens, parking
|ots, streets, and sidewal ks.

There are 41 assenbly menbers, and a board of directors conposed

‘of a chairperson, 3 treasurers, and 6 menbers. The community has

sel ected the sel f-organi zed managenent system 166 peopl e are enpl oyed
in the managenent of fice. Total expenditures were $4, 240,000 ($1,246
per apartrment unit and $34 per pyong) in the 1990 fiscal year;

5. Karak Hal | a Apartment " Communi ty _

The Karak Hal |l a Apartrment Community is |ocated in Karak 2-dong,
Songpa-gu, Seoul. |Its east and south sides are bounded by eight-Iane
streets; the west side, by a comrercial area; and the north side, by a
forest. Built by t he net ropol i tan governnment of Seoul in 1985, Karak
Halla is a relatively new commnity. .

" The size of the groundé, nunber of apartnent units, and unit sizes
in Karak Halla are all relatively small. There are 15 five-floor
apartment buildings on 10.6 acres. No apartmnent buil dings have
elevators. The community has 900 snall-s{ze, central |l y-heat ed apart nment

uni ts—510 14-pyong units, 240 16-pyong units, and 150 18-pyong units.

110




R TR A W i

e narket building is located at the center of t he community, but no

school s or governmental offices are located within the community. The
community has only a mninal anount of parkind spaces, 3 snall

pl aygrounds, and 1 very snall park,'but there are fairly extensive | awns
bet ween apartment buil di ngs. _

There are 15 assenbly menbers, and a board of directors conposed
of a chairperson, treasurer, and 3 nenbers. The commnity has
contracted with a professional nmanagenent firm which enpl oys 23 peopl e
in the managenent office. Total expenditures were $743, 700 ($826 per

apartment unit and $54 per pyong) in the 1990 fi scal year.

6. Kar ak Wbosung Apart ment Conmuni ty

The Karak Wbosung Apartnment Community is |ocated in Karak bon-
dong, Songpa-gu, Seoul. This community is surrounded by detached
housing areas and commercial areas. Built by a private devel oper in
1986, Karak Wosung is a relatively new comunity.

The size of the grounds and nunber of apartment units are
relatively small, while unit sizes are relétively large. There are 7
hi gh-ri se apartnent buildings on 8. 67 acres, ranging in height from 13
floors to 15 floors. Al apartment buil dings have el evators. The
community has 838 centrally-heated apartment units, wth sizes ranging
from 24 pyong to 45 pyong. There is one market building at the center
of the commnity, but neither schools nor governnmental offices are
located within the coomunity. Like Karak Halla, this community al so has
arelatively small anmount of common facilities on the grounds.

There are 10 assenbly menbers, and a board of directors conposed
of a chairperson, 2 treasurers, and 3 nenbers. The comunity has
organi zed its own managenent system and enpl oys 44 people in the
nanagenenf of fice. Total expenditures were $969, 000 ($1, 156 per
apartnent unit and $43 per pyong) in the 1990 fiscal year.




1. The Korean nonetary unit is the won. But, nost nonetary anounts in
thlS_SthggMﬁll be reported in US dollars. One US dollar equal ed 750
won in .

2. Comunity 20 is classified as a community with snall apartment units
because only 90 of 1,230 units in this community are large. This
comunity is the only one that has a small nunber of [arge apartnent
units along with nostly small units. Sixteen comunities with both
smal | and large apartment units are classified as communities with |arge
apartrent units, because the size of apartnent units in these
comunities is skewed towards | arge.

3. Assumng that all expenditures for the comunity are funded by
nmandatory fees (in fact, less than 5 percent of the expenditures are
funded fromsources other than nmandatory fees, such as interest from
savi ngs, user charges, and | ate paynent fees), 25-pyong apartnent units
are charged $ 1,025 (= 25 x 41 dollars) of mandatory fees, and 64-pyong
apartnment units are charged $ 2,624 (= 64 x 41 dollars), per year. In
Korea, the conRarlson of mandatory fees is usually based on the amount
per pyong, rather than the anount per apartnent unit.

4. Chansil-C stands for Chansil Chugong Apartment Community 2:
Central |l y- Heated System

5. This amount does not include electric and water charges. Nor are
‘heating and hot water costs included, because apartnents are
individually, heated in this commnity.

6. This anmount does not include electric and water charges.
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| Appendix 4.1. Detailed Descriptions of the Six Communities

1. Olympic Villag'e

a. Representative assenbly

There are 62 assenbly menbers in C]anic vill age, each one
representing a single tong. Wile assenb K nmenbers I n nost apartnent
comunities in Seoul tend to represent each apartnent buil ding, the
assenbly nenbers of this comunity reﬁresent each tpng: If one or two
assenbly nenbers are el ected fromeach apartment building, the total
nunber of assenbly menbers will be over 122 in this community. Assumn ng
that an assenbly conposed of over 122 nmenbers cannot efficiently work at
t he ponnun|t¥ | evel, due to the problens of obtaining a quorumor.
finding a suificiently large neeting place, AQynpic Village constitutes
the assenbly by representatives fromeach tong.

There are 31 tong in Qynpic Village, and a tong is conposed of 2
to 5 apartnent buildings. Each tong is represented by two assenbly
menbers. The termof office is 2 years and renewable. Assenbly menbers
receive no salaries, but some expenditure is used for assenbly neetings,
anounting to $16, 700, 0.17 percent of the total expenditure of the :
community, in 1990. :

b. Board of directors

_ The organi zation of the board of directors is as follows (The
figures in parentheses indicate the nunber of positions.):

chai rperson (1) : _
vi ce-chairperson: general affairs (1)
public relations (1)
common facilities (1)
treasurer (3)
techni cal inspector (3)
others: general affairs (2)
account|n? (2
mechani cal engineering (2
el ectrical engineering (2
repair (2)
gardening (2)

The termof directing nmenbers is 1 I}I/ear and renewabl e. The byl ans
prescribe that the conmunity nmay pay nonthly stipends of $667 and $67 to
the chairperson and each of the treasurers, respectively. _

c. Managenent office

~ The nmanagenent office of this conmmunity enpl oys 535 people: 12 in
of fice work (including general manager), 33 in the nechanica
engi neering departnent, 30 in the electrical engineering departnent, 15
inthe repairing and gardeni ng departrment, and 445 security guards.

foll The organi zational structure of this managenment office is as
ol | ows: _ :
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~ .Hankook Housi ng Managerment Conpany recruits managers an

: management section
nanagement department———{::
: security force

general manager
- mechanical engineering
engineering department—[ electrical engineering
repair & gardening

This community has sel ected the prof essi onal nanagenent syst em

( t _ enpl oyees,
suppl i es nmanagerent techniques and information, and arranges for the use
of some equi prent which is too expensive for a single managenent office
to keep.- This community buys all these managenment services in one
package fromthis conpany. The amount of the service conm ssion which
was paid to Hankook Fbu5|n8_Nhnagenent Conpany was $125, 000, 1.29
percent of the total expenditure of the comrunity, in 1990.

d. Community services

SecuritK services are provided and produced by both Clxnpic _
Village and the police, respectively. Security guards and the police do
not usually work together. Four hundred and forty five security guards
are located in 122 apartment buil dings, 5 comunity entrances, and ot her
security posts within the comunity. Those who are assigned to buil di ng
entrances work on twel ve-hour shifts. Those who are in the commnity
entrances work fromsunset to sunrise. Those who are in the security
posts on community streets work at night as necessary.

dynpic Village and an adjacent public park, called "Qynpic
Park," together conpose one police precinct. The nunber of policenen in
this police station is 12, whereas securitg_guards enpl oyed by 4 ynpic
Village are 445. The security guards of this community produce routine
security services, such as patrol and access control, while the police
are involved in the investigation of crininal cases and other duties
assigned by the national police agency and the nmetropolitan police
agency.

d eaning services in comon areas are provided by the community.
QAQynpic Village contracts with three private cleaning agencies. These
agenci es produce cl eaning services for buildings, streets, sidewalks,
parking | ots, gardens, parks, and playgrounds. O eaning services for
nmechani cal systens, such as boilers an Blpes, and wat er and sewer age
systens are regularly produced in-house % t he nechani cal engineering
departnent. A chimmey is cleaned by another private professional agency
once a year. .

A strean1runnin% through Aynpic Village is not conmon property of
the community, but public property of the city. This stream if
pol | uted, woul d make a negative environmental effect on this community.
Al though fornmal responsibility for cleaning its area is not assigned to
Aynpic Village, this community coproduces cleaning services for the
streamarea within the community boundaries, together with the O yun-
dong office, on 1st and 15th days of every nonth.

Gar bage col lection services in AQynpic Village are provided by the
di vi sion of cleaning of the Songpa-gu office and produced bK a private
agency. Residents pay for garbage collection directly to the
netropol i tan governnent of Seoul. Formal responsibility for nonitoring
t he production of garbage collection services is'assigned to the O yun-
dong of fice. The apartment nanagerment office, on behalf of the
residents of this community, also nonitors the perfornance in garbage
col l ection and exercises influence over the private agencies and the
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Songpa-gu of fice.

Library services are unique to Aynpic Village. Anmong 52
apartment conmunities in Songpa-gu, Aynpic Village is the only

communi ty that provides and produces |ibrary services. In order to
establish the library, each of the 23 menbers of this library donated
10, 000 won (750 won = | dollar) and purchased books. Used books were

~also donated by residents of this coomunity. The nmenbers of the library

work on 4-hour shifts in turn. There are check-out fees, ranging from
gookmon to 700 won. These fees are used for purchasi ng additiona
ooks.

e. Expenditure

The fiscal year of this community begins on January 1. The total
revenue of this community was $9, 777,800, and the total expenditure was
$9, 674,400, in the 1990 fiscal year. Cbnnunlﬁy revenues include nonthly
mandatory fees, |ate payment charges, cargo lift charges, interests from
savi ngs, and other niscellaneous gains. nthly mandatory fees nade up
98. 43 percent of the total revenue.

CGeneral managenent costs include sal aries of enployees, fire
i nsurance paynments, transportation and communi cation costs, office
suppl i es, assenblﬁ meeting costs, stipends of the chairperson and
treasurers, and the service coimm ssion to Hankook Fbu5|ng Managenent
conpany. The general managenent costs were $4, 297,000, 44,42 percent of
the total expenditure of the community. Salaries of security guards
were $2, 732,900, 63.6 percent of the general managenent costs and 28. 25
percent of the total expenditure.

El ectric charges include the charges on each apartment unit and
common el ectric charges for elevators and other common facilities. They
were $2, 207,574, 22.82 percent of the total expenditure. |ndividua
el ectric charges are levied as nmetered for each unit. HEectric charges
for heating are included in heating costs. E ectric charges for
elevators are levied on the basis of unit size. Units on first and
second floors are exenpt fromelectric charges for el evators.

Heating costs are cal cul ated by adding boiler oil costs and
electric charges for heating. These costs are levied on the basis of
unit size. The total heating costs were $1, 467,300, 15.17 percent of
the total expenditure. Hot water charges were levied as netered for
i ndi vidual units. Routine nmaintenance costs were $184, 000 (1.90 %) .
cl eani ng costs were $380, 000 (3.93 %) , public health costs were $168, 700
(1.74‘%% , el evator nmai nt enance costs were $127, 000 ¥1.33 %) , common
wat er charges were $80, 000 (0.84 % and deposits

. % \ or speci al
mai nt enance funds were $35, 000 (0.59 %) .

2. Chansi|l Chugong Apartment Community 2: |ndividually-Heated System

a. Representative assenbly

~ There are 68 assenbly menbers in Chansil-1, each one representing
a single apartnent building. The termof office is 2 years and
renewabl e.  Assenbly nenbers receive no sal aries, but some expenditure
is used for assenbl¥ neetings, anounting to $8,600, 1.68 percent of the
total expenditure of the comunity, in 1990.

b. Board of directors
The board of directors is conposed of a chairperson, 3 treasurers,
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and 7 menbers. The termof directing nenbers is also 2 years and
renewable. In this community, assenbly nenbers w thout full-tine jobs
tend to be elected to the board of directors and devote thensel ves to
supervi sing the managenent office during the day. The bylaws prescribe
that the community nmay pay nonthly stipends to the chairperson, but do
not specify the anount. The treasurers are also paid small stipends for

their financial examnation on nonthly nandatory fees.

c. Managenent office

~ The managenent office of this community enpl oys 26 people: 12 in
of fice work (including general nmanager) and 14 in the engineering
section. The bylaws of this community limt the total nunber of
managenent enpl oyees up to 39, including general manager. Like nost
sel f -organi zed managenent of fices, the nmanagenent office of this
comunity does not have a |abor union .

d. Community services

Security services are provided and produced by Chansil-1 and the
police, respectively. However, because this comunity enploys only two
security guards located at the main community entrance, patrol wthin
the community is usuaIIY produced by the police that are |ocated within
this community. -Chansil-|1 attenpts to save the costs for security
services by relying upon the police that are responsible for serving the
community. There are no security booths in apartment buil dings. The
expenditure for security services in 1990 was $13, 000, 2.5 percent of
the total expenditure of the comrunity.

( eaning services in comon areas are provided-and produced by the
community. The nmanagenent office enploys 20 cl eaning workers. They are
not counted as regular full-tinme nmanagenent enpl oyees, but onlg pai d on
a daily basis. Fifteen of 20 cleaning workers are |ocated in buil dings,
and the remaining 5 workers, on the grounds. deaning services for
mechani cal systens are produced i n-house by the engi neering section.

The expenditure for cleaning services in 1990 was $80, 500, 15. 74 percent
of the total expenditure of the community: $25,400 (4.97 % for grounds
and $55, 100 (10.77 % for buildings. _ _ ’

Gar bage col | ection services in Chansil-I are provided and produced
by the Songpa-gu office. Residents pay for garbage collection directly
to the metropolitan government of Seoul. Formal responsibility for
adm ni stering garbage collection services within the jurisdiction of
Chansi| 2-dong, i.e., Chansil-1 and Chansil-C, is assigned to the
Chansi| 2-dong office. The apartment managenent of fice al so invol ves
itself in nonitoring the production of garbage collection services by
cooperating with the Chansil 2-dong office.

e. Expenditure

The fiscal year of this conmunity begins on January 1. The total
revenue of the comunity in the 1990 fiscal year was $511, 400, and the
total expenditure was the sane as the total revenue. anthlﬁ nmandat ory
fees nade up 86.85 percent of the total revenue. HEectric charges and
wat er charges for each apartment unit are not collected through nonthly
mandatory fees by the commnity, but directly by the city. Heating
costs also are not |evied, because the apartment units of this community
are individually heated.

Communi ty expenditures include general management costs, cleaning

* costs, public health costs, and mai ntenance costs. Qut of $334, 300 of

general managenent costs (65.37 %of total expenditure), salaries of
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nmanagenent enpl oyees were $304, 000, 59.52 percent of the total
expendi ture of the community. d eaning costs were $80, 500 (15.74 %) .
Public health costs were $4,200 (0.83 %) . Maintenance costs were
$61,400 (12.01 %) . :

3. Chansil Chugong Apartrment Community 2: Centrally-Heated System
a. Representative assenbly

~ _There are 24 assenbly nmenbers in Chansil-C. Those apart nent
bU!|dlnﬁS with over 30 units are represented by two assenbly nenbers,
while those with 30 or less units are represented by one assenbly
nenber. The termof assenbly menbers is 2 years and renewabl e.
Assenbl y nenbers receive no salaries, but sone expenditure is used for
assenbl y neetings, anounting to $6,200, 1.57 percent of the tota
expenditure of the community, in 1990.

b. Board of directors

The board of directors is conposed of a chairperson, 2 treasurers,
and 4 menbers. The termof directing nmenbers is 1 year and renewabl e.
The byl awns Prescrlbe that the connun|t¥ nmay pay stipends to nmenbers of
the board of directors if necessary. he chai rperson is paid nonthly
stipends by the community, and the treasurers are also paid snall
stipends for their financial exam nation on nonthly mandatory fees.

c. Managenent of fice

The managenent office of this comunity enploys 17 people: a
general manager, 7 in the nmanagement section, 4 in the engineering
section, and 5 in the mai ntenance section. The bylaws of this community
limt the total nunber of managenent enpl oyees to 18, including the
gePeLal manager. The managenent office of this comunity does not have
a | abor uni on.

d. Comunity services

Security services are provided and produced by Chansil-C and the
police, respectively, as in Chansil-lI. The managenent office enpl oys 4
security guards. Two of themare located at the commnity entrance, and
the remaining two guards are engaged in patrol. There are no security
booths in apartnent buildings. Patrol is also produced by the police.
The police located within the jurisdiction of Chansil-1 do not nake a
di stinction betwen Chansil-C and Chansil-1.

A eaning services in comon areas are provi ded and produced by the
connunltr. The managenent office enploys 2 cl eaning workers, who are
not regul ar nmanagemnent enﬁloyees. They are |ocated on the grounds.

d eaning services for mechani cal systens are produced in-house by the
engi neering section. {eaning services for buildings are provided by
residents thensel ves. Each building has 2 to 4 entrances, in which
stairs are |located without elevators to fifth floor. There are ten’
aPartnents per entrance, which conpose one ban. The provision of
cleaning services for stairs is usually arranged at the ban | eve
through Ban sang hwe. Some ban col |l ectively produce these services by
the inmmedi ate residents thensel ves, while others collectively enpl oy
part-tine cleaning workers. A chimey.is cleaned by a private agency
once a year. The expenditure for cleaning services by the nanagenent
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office was $11,600 dollars, 2.94 percent of the total expenditure, in
1990. L

Gar bage col | ection services in Chansil-C are provided and produced
by the Songpa-gu office. The Chansil 2-dong office is fornally

o ~responsi ble for nmonitoring the production of garbage coll ection

services. The dong office does not nake a distinction between Chansi | -C

“and Chansil-1. The apartnment rmanagenent office, together with the

Chansil 2-dong office, is also engaged in nonitoring garbage collection
servi ces.

e. Expenditure

The fiscal year of this conmunity begins on January 1. The tota
revenue of the community in the 1990 fiscal year was $420, 800, and the
total expenditure was $393,700. Monthly mandatory fees nade up 98. 85
percent of the total revenue. Comunity expenditures include general
managenent costs, cleaning costs, public health costs, routine
mai nt enance costs, heating systemnmai ntenance costs, heating costs,
common el ectric charges, and common water charges. El ectric charges and
wat er charges for each apartment unit are not collected through nmonthly
mandatory ftees by the community, but directly by the city.

Qut of $130,500 of general managenent costs (33.15 % of tota
expenditure), salaries of managenent enpl oyees were $113, 100 (28.72 %) .
0 eaning costs for coomunity grounds were $11,600 (2.94 %) . Public
heal th costs were $6,800 (1.72 %) . The total costs for mai ntenance
servi ces were $39,600 (10.08 %) : $21, 100 for routine mai nt enance and
$18,500 for heating systemnai ntenance. Heating costs were $194, 700
(49.45 %) , common el ectric charges were $9,900 (2.52 %) , and common
wat er charges were $560 (0.14 96? . . :

4. Changm Apartment Community
a. Representative assenbly

There are 41 assenbly nenbers in Changnm . Community. Those
apartment buildings with 125 or less units are represented by one
assenbl y nenber, while other buildings are represented by two nenbers.
The termof assenbly nenbers is 1 year and renewabl e. Sone assenbly
nenbers of this commnity hold additional positions of tong head and
attenpt to coordinate between the assenbly and tong heads. Changm
hol ds tong neetings that are attended by tong heads, assenbly nenbers,
and nenbers of the wormen's association. The tong nmeeting is unique to
this community. Assenbly nmenbers receive no salaries, but sone
expenditure is used for assenbly neetings, anounting to $11,200 dollars,
0.26 percent of the total expenditure of the comunity, in 1990.

b. Board of directors and commttees

The board of directors is conposed of a chairperson, 3 treasurers,
and 6 nenbers. The termof directing nenbers is also 1 year and
renewabl e. There are also two standing commi ttees—Aanagenent conmttee
and engineering conmttee. The board and two standing commttees
strictly control the managenent office. Those directln? nmenbers and
comittee nmenbers, who have part-time jobs or are unenployed, tend to
stay in the assenbly office during the day and supervi se the nmanagenent
office. The bﬁlams specify only the maxi num anmount of expenditure for
the assenbly, but the chairperson is customarily paid nonthly stipends.
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The treasurers are also paid small stipends for their financia
exanm nation on nonthly rmandatory fees.

c. Managenent office

The managenent office of this community enpl oys 166_people: a
general manager, 21 in the general affairs departnment, 6 in the

“accounting departnent, 17 in the nechani cal engi neering department, 25

inthe electrical engineering department, and 96 security guards.
Fifty-four cleaning workers are not counted as re?ular managenent .
enpl oyees.  The maxi num nunber of enpl oyees specified by the bylaws is
210. This office does not have a | abor uni on.

Col The organi zational structure of the nanagenent office is as
ol | ows: :

.r—general affairs department——T:general affaire section
repairing section
accounting department

mechanical engineering department
general manager—
: electrical engineering department 1

electrical engineering department 2

—security departmenb———t::zgcur§ty gorce
eaning force

~d. Community services

. Security services are provided and produced by Changm and the
police, respectively. Eghty two of 96 security guards are located in
31 apartment buildings, and the remaining 14 security guards are |ocated
at the comunity entrances or on patrol. The expenditure for security
services in 1990 was $633, 700, 14.95 percent of the total expenditure of
the comunity.

Security services are al so produced by the police that are | ocated
within the jurisdiction of this community. The police precinct of this
police station includes the 3rd Changm Apartnent Comunity with 120
units and adjacent office districts, as well as the Changm Comunity.
The police patrol and maintain five security posts within the community.
The police station, conposed of 12 policenen, is devoted nore to the
investigation of crimnal cases rather than routine patrol within this
communi ty.

. A eani ng services for grounds and buil dings are provided and
produced by Changm. Oly four anmong 54 cl eaning workers are nal e.
Wi le mal e workers are assigned to grounds cleaning, the remaining 50
wonen work on building cleaning. A chimmey is cleaned by a professiona
agency once a year.

Fifty-four cleaning workers, as well as 96 security guards, are
usual |y monitored by residents. Their job status greatly depends upon
the evaluations of residents. The expenditure for cleaning services in
1990 was $215, 700, 5.09 percent of the total expenditure. This
expenditure includes salaries of cleaning workers. d eaning services
for nechani cal systens are produced in-house by the nechani ca
engi neeri ng departnment.

Gar bage collection services in this community are provided by the
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Songpa-gu of fice and produced by a private agency. The Chansil 6-dong
office 1s fornally responsible for nmonitoring the production of garbage
collection services. The apartnent nmanagenent office, together with the
dong office, is also engaged in nonitoring the private agency.

e. Expenditure

The fiscal year of this community begins on January 1. The tota
revenue of the comunity was $4, 538,000, and the total expenditure was
$4, 240,000, in the 1990 fiscal year. Community expenditures include
general nanagenent costs, cleaning costs, public health costs, elevator
nmai nt enance costs, heating costs, individual electric charges, common
el ectric charges, common water charges, routine maintenance costs, and
deposits for special nmaintenance funds.

Qut of $1, 378,500 of general managenent costs (32.51 %of tota
expendi ture), salaries of management enpl oyees except cl eani ng workers
were $1,270,000 (29.96 % of total expenditure). Ceaning costs were
$215, 700 (5.09 %) , public health costs were $25,500 (0.6 %) , heating
costs were $855,400 (20.18 %) , individual and conmon el ectric charges
were $1, 405,500 (33.16 %) , and conmon wat er charges were $51, 900 (1.22

).

5. Karak Halla Apartment Conmmuni ty
a. Representative assenbly

There are 15 assenbly nmenbers in Karak Hal la, each one
representln? a single apartnent building. The termof office is 2 years
and renewabl e. Assenbly nenbers receive no salaries, but some
expenditure is used for assenbly nmeetings, amounting to $2,400, 0.32 -
percent of the total expenditure of the community, i1n 1990.

b. Board of directors

The board of directors is conposed of a chairperson, 1 treasurer
and 3 nenbers. The termof directing nmenbers is also 2 years and
renewabl e. The chairperson is custonarily paid nonthly stipends by the
connunlty, and the treasurers are also paid snall stipends for therr
financial examnation on nonthly mandatory fees.

c. Managenent office

The managenent of fice of this community enpl oys 23 people: a
general nanager, 14 in the managenent section (including 10 security
guards), 4 in the mechani cal engineering section, and 4 in the
el ectrical engineering section.

Its organi zational structure is as foll ows:

—management section————security force

generzal managey-——— mechanjical engineering sectjion

—electrical engineering section
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This community has sel ected the professional managenent system
The managenent office is directed by Hankook Housi ng Managenent Conpany.
The amount of service commssion paid to the central agency in 1990 was
$7,300, 0.98 percent of the total expenditure of the community.

d. Community services

- Routine security services, such as Patrol, are provi ded and
produced by Karak Halla. The police rarely enter the community, except
for the investigation of crimnal cases. The Karak 2-dong police

station, which serves this community, is generally nore involved in

det ached housing areas and public space in Karak 2-dong, where security

guards are not enployed by residents.

Karak Halla has no security posts in its apartment buildinﬁs.
Security posts are located at the four community entrances. E ght of 10
security guards are assigned to these entrance posts on twel ve-hour
shifts. he expenditure for security services was $66, 900, 9.0 percent
~of the total expenditure of the comunity, in 1990.

d eaning services in common areas are provided by the comunity.
The nmanagenent office arranges for production by a private cleaning
agency. deaning is provided for buildings, streets, sidewal ks, parkin
| ots, gardens, parks, and playgrounds. { eaning services for nechani ca
systens are produced in-house by the nechanical engineering section. A
chimey is cleaned by another private agency once a year. The
expenditure paid to cleaning agencies in 1990 was $46, 600, 6.27 percent
of the total expenditure of the community.

~Garbage collection services in Karak Halla are provided by the
cl eaning division of the Songpa-du office and produced by a private
agency. Residents pay for garbage collection directly to the _
met ropol i tan gover nnent of oul.  Formal responsibility for nonitoring
t he production of garbage collection services is assigned to the Karak
2-dong of fice. The perfornance of the garbage collection a%fncy, in
f?ft’ is nonitored by the apartment nanagenent of fice, not by the dong
of fice. : :

e. Expenditure

The fiscal year of this community begins on May 1. The total
revenue was $745,900, the total expenditure of the community was .
$743,700, in the 1990 fiscal year. Mnthly mandatory fees made up 99. 11
percent of the total revenue. Community expenditures include genera
managenent costs, public health costs, maintenance costs, cleaning
costs, heating costs, electric charges, water charges, garbage
collection tax, and fire insurance payments.

Qut of $235,000 in general managenment costs, salaries of enployees
amounted to $180, 600, 24.28 percent of the total expenditure of the
community. E ectric charges were $142,500 (19.16 %) . The boiler oil
costs were $123,300 (16.58 %) . The garbage collection tax (collected
t hrough mandat ory fees) was $1,060 (0.14 %) . Water charges were $13, 300
(1.799% . Public health costs were $9,300 (1.26 %) . Mintenance costs
were $166, 400 (22.37 % ($25,600 in the 1989 fiscal year). O eaning
gfsts were $46,600 (6.27 %) . Fire insurance paynents were $1,120 (0. 15
0 .
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6. Karak Wosung Apartnent Conmmunity
a. Representative assenbly
There are 10 assenbly nmenbers in Karak Wosung. Those apartment

buildings with 100 or nore units are represented by two assenb ¥ -
nenbers, while other buildings are represented by one nmenber. he term

~of assenbly menbers is 2 years and renewabl e. Assenbly nmenbers receive

no salaries, but some expenditure is used for assenbly neetings,
amounting to $4,800, 0.5 percent of the total expenditure of the
comunity, in 1990.

b. Board of directors

The board of directors is conposed of a chairperson, 2 treasurers,
and 3 nenbers. The termof directing nmenbers is 2 years and renewabl e.
However, board neetings are very occasional in this comunity. Unlike
nmost large communities, this commnity usually hol ds assenbl neetiggs
rather than board neetings, by virtue of the snmall size of the assenbly.
The chairperson is custonarily paid nonthly stipénds by the community,
and the treasurers are also paid snall stipends for their financial
exam nation on nonthly mandatory fees.

c. Managenent office

The managenment office of this community enpl oys 44 people: a
general manager, 3 in the rmanagenment section, 8 in the mechanical
engi neering section, 7 in the electrical engineering section, and 28
security guards. The nmaxi num nunber of enp ogees specified by the
bylaws is 45. - This office does not have a | abor union.

d. Community services

Security services are provided and produced by Karak WWosung.
Mbst of 28 security guards are located in 7 apartnent buildings. The
police rarely get Involved in providing security services in the
communi ty, except for crimnal investigations. Al types of routine
patrol are produced only by security guards.

O eaning services for grounds and buil dings are provided by the
comunity and produced by a private agency. {eaning services for
nmechani cal systens are produced in-house by the nechani cal engi neering
section. A chimey is cleaned by a private agency once a year.

CGarbage collection services in this conmmunity are provi ded br t he
Songpa-gu of fi ce and produced b% a private agency. Al though forna
responsibility for nonitoring the groduction of garbage collection
services is assigned to the Karak bon-dong office, the apartnent
managenent office is nore involved in doing so.

e. Expenditure

The fiscal year of this comunity begins on July 1. The total
expendi ture of the comunity was $969,000 in the 1990 fiscal year
Communi ty eerndltures i ncl ude general managenent costs, cleaning costs, .
public health costs, elevator mai ntenance costs, heating costs,
i ndividual electric charges, common el ectric charges, common water
?haages, routine mai nt enance costs, and deposits for special maintenance
unds.

Qut of $417,000 of general nanagenent costs (43.03 %of tota
expendi ture), salaries of managenent enpl oyees except cleaning workers
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wer e $369, 400 (39.19 %) . deaning costs were $40,000 (4.12 %) , public
heal th costs were $6, 700 (0.83 %) , routine mai ntenance costs were
$27,600 (2.93 %) , el evator mai nt enance costs were $9, 300 (0. 98 %)
deposits for special naintenance funds were $12,200 (1.29 %) , individual
and conmmon el ectric charges were $238, 600 (25.31 %) , and common wat er
charges were $12, 800 (1.36 %) .
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Chapter V
CHARACTERI STI C COLLECTI VE- ACTI ON PROBLEMS
I N APARTMENT COVMUNI TI ES: AN ANALYSI S

The purpose of this chapter is to discuss ;he characteristic
coll ective-action problenms of the conmons in apartment comrunities.
These probl ens include access control, regufation of use, and
mai nt enance. The chapter analyzes the ways in which these problens are
resol ved, and conpares both problens anq solutions anong the different

physical and institutional characteristics of the six comrunities.

A. Property Arrangenents in Apartnent Comunities

Apartment communities in Seoul are a conplex bundle of private
‘property and conmon property. Individual apartment units are private.
Mbst of the apartnent units in Seoul are privately owned, while only
about 5 percent of them are owned by either the metropolitan government
of Seoul or the Korea Housing Corporation (KHC). Even the publicly-
owned apartment units are subject to private use. Apartnment owners are
legally entitled to cofmon property within the comunity as méll_as to
their private property. However, no one can claimexclusive rights.to
ahy particul ar portion of common property. All apartnent owners of the
conmunity jointly own and use the common property of the community.

Mar ket buil dings are also located within all six apartnent
conmunities. The snaller conmunities, Karak Halla, Karak Wosung, and
Chanmsi | -C, have just one market building at the center of the community,
while the larger communities, Oynpic Village, Chansil-I, and Changni,
have eigﬁt, five, and three market buildings within the community,
respectively. The market buildings are not the property of apartment

dwel l ers. Devel opers sell store units located in the market buildings,

4
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just as they sell apartment units to individual applicants, and the
mar ket buil di ngs became the common property of those who own store
units. Merchants associations, not apartment comunities, are
responsi ble for maintaining the market buildings, gVen t hough thosé
buil dings are located within the apartnment comunity.

In addition, Oynpic Village, Chantsil-1, and Changm have
governnental offices, such as dong offices, 'police stations, and post
offices, within their boundaries. .These governnental buil dings and
facilities are not the comon property of the comunity, but
governnental property. There are also schools oWned, not by the
comunity, but by the city or by educational foundations

To sumup, apartment connunifies in Seoul include (1) private
property—ndi vi dual apartnent units, (2) the common property of
residents, such as conmunity streets, apartnment buil di ngs, and grounds,
(3) the conmon property of merchants, such as market buil di ngs, and,
sometinmes, (4) public property, such as dong offices, police stations,
and post offices, and (5) public or pfivate schools. Although access to
i ndi vi dual apartnments, the common property of residents, and schools can
be restricted, market buildings and public offices are substantially
open-access facilities. '

The "commons owned by the apartnent connunify,” is labelled the
"RCA commons" in this study, referring only to the comon property of
residents. Only the RCA commons is directly organized by apartnent
conmmunities. It is still the RCA, however, that has general contro
over the whole apartment community and regul ates access to the
comunity, including all other property within it. The RCA commons
refers to (1) common space and facilities on the grounds, and (2) comon
space and facilities in and around apartnent buil dings. The. comon
space and facilities on thé grounds include fences, commnity entrances,
of ficial comunity buil dings, senior centers, streets, sidewalks,

street lights, trees, |lawns, gardens, parks, playgrounds,

parking | ots,
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tennis courts, security posts, traffic signs, ana facilities for water,
heating, electricity, sewerage, and LNG (liquified natural gas) lines.
The common space and facilities in and around apartment buil dings
consi st of exterior walls, building entrances, |obbies, stairs,
hal | ways, el evators, basements, roofs, joint TV antennas, cartjo—l ifts,
facilities for water, heating, electricity, sewerage, and LNG |ines, and
par ki ng | ots.

Caring for the commons in apartment communities is neither private
action by individual residents, nor adm nistrative action by
gover nnental agencies, but collective action by the comunity. It
shoul d be expected that RCAs will confront problems very simlar to
those faced by other types of comons communities. Previ ously, we
referred to problens of access-control, use-regulation, and maintenance
as characteristic of the commpns. Three basic questions guide the
analysis in this chapter: (1) Do apartnent communities exhibit these
characteristic problens, (2) how do RCAs address these problens, and (3)

wi th what degree of success?
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B. Access Control

1. Introduction

Access control refers to who is allowed to use the coomons. In
the context of apartment comunities, access control is undertaken as a
part of security services. As a matter of |aw, the presidential decree
requires épartnent connuhities to provide security services and contro
access to common facilities if necessary. Internally, the byl aws of the
six commnities al so require managenent offices to undertake access
control as needed for the purpose of maintenance and safety. '
Enpirically, each of the six communities does distinguish residents from
non-resi dents and control access by non-residents.

Al six communities enploy security guards; however, the nunber of
security guards varies substantially, ranging from2 to 445 (see Table
5.1). Besides enploying security guards, the comunities post warning
signs in front of restricted common space or facilities to keep off.-

They al so nmake an effort to communicate with residents and enabl e them

to better understand the inportance of access control. The follow ng
excerpts fromthe nonthly newsletters of two commnities illustrate the
concer n:

A ynpic Village Newsletter: Qur community i s having
residents display comunity stickers on their cars for the
purpose of better security in the community. This program
Is aimed for the easy identification of resident cars from
outsiders' cars at the five community entrances from
mdnight to 5 AM as well as for nore effective parking
control. Please, do not forget to pick up the comunity
sticker and post it on the top-right of the front w ndow.
Qur community will strictly control entry by |arge vehicles
(trucks or buses) at the commnity entrances (but, school
‘buses may use the main community streets except the streets
bet ween bui | di ngs) beginning April 1 (March, 1990).

Kar ak Wbosung Newsl etter: If you have not yet posted

comuni ty stickers on your car, please do it now, in order

for the managenment office to effectively control parking by
outsiders' cars (August, 1991).

Access control is closely related to boundary conditions. Al six

communi ti es have physical boundary conditions that enhance their ability
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Tabl e 5.1. Conparison of security forces

Communi ty # of Total | BLDG Exp Exp/U |Expsp |[Ground |# of |# of) BLDG | Mgnt

Units | Guards| Guards Size |BLDGs|Ent | Type | type
Olympic 5,540 445 414 2,732,900 | 493.30 111.70 [163.64 | 122 5 | high | pro
Chamsil-1 3,720 2 0 13,000 3.4% 1 0.27 | 45.88 68 31 low self
Changmi 3,402 96 82 633,700 | 186.27 | 5.08 | 48.68 31 5 | high | self
Halla 900 10 0 67,000 { 74.44 | 4.90 | 1D.60 15 4] low | pro
Woosung 838 28 24 182,000 | 217.18 | 8.30 8.67 7 3 ] high | self
Chamsil-C 730 4 0 26,000 35.62 | 1.87 | 22.07 18 2| tow self

# of Units: nunber of ﬁgartmant units
Total Quards: total nunper of security guards

BLDG Guards: nunber of security guards l[ocated in apartnent buil di ngs

Exp: total expenditure for security services (in US dollars)
Exp/ U.. Exp per apartnent unit (in US dollars)

Exp/ p: Exp per pyon? (in US doll ars)

Gound Size: size of the grounds (in acres)

# of BLDGs: nunber of apartment buil di ngs

# of Ent: nunber of conmunity entrances o
BLDG Type: architectural type of apartnent buil di ng
Mynt Type:. type of managenent system

hi gh: high-rise

low |owrise

pro: professional

sel f: sel f-organi zed
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to restrict access by outsiders. The communities are nostly adjacent to

hi ghly contrasting |and uses, such as wide streets, forests, or fields
Al t hough the detached housing and commercial areas surroundi ng Karak
Whosung are not as sharp a contrast, they are clearly distinguishable
fromthe high-rise apartnent buildings of the comunity. Even Chansl | -|
and Chansil-C are clearly distinguished from one another by buiIdihg

col ors. In addition, all apartment buildings in the six comunities
prom nently display the name and | ogo of the community on the outside of
each apartment buil ding.

The communities are conpletely surrounded by fences, except that
there are no fences between Chansl|-1 and Chansl|-C. The fences are
about 5-7 feet high, made of either wire net or bricks, or both. Fences
provide a clear line of demarcation befmeen t he common space within the
community and the public space outside, effectively narkfng t he
conmunity territory as non-public property. Although fences do not
conpletely thwart access by outsiders, they keep passers-by, both
pedestrians and notorists, fromgaining casual access to the comunity.

In addition to being surrounded by fences, there are only a
limted nunber of entrances to each community, ranging from2 to 5 (see
Table 5.1). None of the six communities, although they are adjacent to
arterial streets, are used for through-traffic.

Access control is also related to conditions of "excludability.”
Certain circumstances make control difficult or undesirable. In the
context of apartment communities, the existence of public, open-access
facilities within the community, such as governnental offices, schools,
and mar ket buil di ngs, necessitates access by non-residents to the
communi ty for purposes other than Visiting'residénts. Regar dl ess of the
technical feasibility of access control at the comunity |evel, no
apartnent community has the legal authority to restrict access by those
who intend to use public facilities. As long as public facilities are

| ocated within the community boundaries, therefore, it is inpractical to
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refuse outsiders entry to the comunity, at least during the day. Yet,
apartment devel opers tend to Idcate public facilities within the
comunity for the convenience of residents (see Table 5.2). COten,
however, the necessary intrusion is kept to a mninmmby institutiona
or physical design. Becéuse A ynmpic Village and Chansl | Chugong are
each cotermnous with a dong, the governnental offices within these
comunities are used nostly by the imrediate residents. The
governmental offices |located within Changm are used by non-residents,
but the offices are located at the edge of the community. Market

buil dings al so create incentives for outsiders to gain access and, in
the case of merchants, to extend access. Only Aynpic Village and
Changm have | arge market buildings, and they are located at the edge of

the comunity.

2. Types of Contro
a. Qganizing a security force

Responsibilities related to access controllih t he six apartnent
comunities are assigned to nmanagenent offices and undertaken nostly by
security guards. Posted either at the community |level or at the
building level, security guards are assigned various duties that depend
on where they are located. The duties are very simlar fromone

comunity to anot her.

(1) Security guards at the community |eve

In general, the security guards located at comrunity entrances are
responsi ble for controlling access by |arge vehicles, such as trucks or
buses, and peddlers, as well as for interrogating and recording passing
cars frommadnight to sunrise. Security guards on patrol nove about the
community either on foot or by bicycle. They are responsible for T
nonitoring fences around the comunity and controlling access to

restricted areas, such as boiler rooms, oil tanks, chi meys, and fenced
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Table 5.2. Public facilities located within the six comunities

Community | Number of Number of dong police post Number of
apt units markets office station | office schools
Olympic 5,540 8 yés yes yes 5
Changmi 3,402 3 yes yes yes 2
Chamsil * 4,450 5 yea yes yes 3
Halla 900 1 no no no 0
Roosung 838 1 no no no 0
* Chamsl | incl udes both Chamsil -1 and Chansi | - C, becéuse thereis no
fence between these two comrunities. |In other words, they are

physi cal ly one community,
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gardens and | awns. Besides access control, they are also responsible
for nonitoring servi ce performance related to cl eaning, pest and rodent
control, and garbage collection related to the streets and ot her comon

areas of the grounds.

(2) Security guards at use-points
(a) Security guards at building entrances

AQynpic Village, Changml, and Karak Wosung al so post security
guards at the entrances of apar t ment buil dings, with the follow ng
responsibilities:

(i) identifying visitors.

(ii) mrnonitoring fire systens, elevators, gnd service performance
related to cl eaning, garbage collection, and pest and rodent
control inside and around apartnent bujldiﬁgs.

(iii) notifying the managenment office of accidents, people moving
in or out, and defects in the fixtures |located in and around
apartnment buil di ngs.

(iv) receiving applications for the use of cargo-lifts,

(v) mai nt ai ni ng security boot hs,

(vi) keeping a list of the autonobile plate nunbers of building
residents for the purpose of controlling parking,

(vii) patrolling the outside space around apartnent buil dings and
parking | ots.

By virtue of the relatively small nunber of apartnents per
entrance, the building guards renenber residents and their cars, and
sometimes even their relatives and friendse. They al so recognize
delivery persons. In addition to access control, the post functions as
é building "office" available twenty-four hours a day.! In Chansil-I,
Chansl | -C, and Karak Halla, where no security guards are posted at the
entrances of. apartment buil dings, tasks such as monitoring fire systens

and service performance or patrolling around apartnent buildings and
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parking lots are undertaken by security guards on patrol.

(b) Controlling access to commopn facilities

The physical boundaries of npst connbn areas and facilities within
each community are highly visible. Certain facilities, such as
basenments or boiler roons, are conpletely enclosed, making it feasible
to undertake access control at the use-point level by installing | ocking
systens and ot her types of nechanical and electrical systens, or by
assigning responsibility for nonitoring each facility to security
guar ds.

Non-resident parking is controlled in all six comrunities.
Ceneral ly, parking spaces are not assigned individually to each
apartnment unit because there are fewer spaces than apartnents. The only
exception anmong-the six conmunities is underground parking provided by
A ynpic Villége and allocated to each apartment unit. Because all six
comunities tend to have fairly extensive boundaries, up to 164 acres,
as well as fairly large popul ati ons of about 3,300 to 25,000,2 it is not
feasible for security guards at the conmmunity level to identify every
resident. All six comunities issue stickers for cars that are
registered with the managenent office and attenpt to distinguish
outsiders' cars fromresidents' cars. At the building | evel, however
security guards can easily distinguish outsiders' cars fromthe
relatively snalllnunber of building resident cars. They usually record
the plate nunbers and parking tinme of outsiders' cars, and |leave a
war ni ng nmessage if they are parked for too long. The security guards on
patrol also | eave warning nmessages on cars that do not have community

stickers.

Gardens and lawns are usually |lowfenced by wire nets to control

‘casual access by pedestrians. Even if not fenced, access to gardens and

lawns is controlled by security guards. Although access to playgrounds

is open, the use of play facilities by teenagers and adults is regul ated
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by "security guards.

Access to maj or common supply systems for water, electricity,
sewerage, and liquified natural gas is quite strictly controlled. These
facilities are always |ocked, and no one except authorized personnel,
who are responsible for the operation and mai ntenance, are pernmitted to
gain access. Access to RCA official buildings is not controlled during

the day, but the buildings are |ocked after a designated time.

b. Business pernits

Qut si de shops are prohibited from doi ng business within the
community, except for delivery, without a permit. Business permts are
i ssued in advance by the managenent office. The termof the permt is
usual |y one year and is renewable, but permits can be issued daily.

Qutsi de shops are not required to present business pernmits at conmunity

- entrances or building entrances as long as they are clearly identified

by their logo or vehicle.

Peddl ers who di spl ay goods on the sidemalgs or streets are usually
expelled by security guards. Sometimes, peddlers are denied access at
conmunity entrances, if they can be identified. In all six comrunities,
however, sale fromvehicles is usually pernitted for the day, as long as
goods are not displayed on the ground. In fact, for the conveni ence of
residents, sale of fruits, vegetables, and fish fromsnall trucks is not
strictly controlled. Although permts should be obtained each day from
t he managenent office, security guards at community entrances or

bui | di ng entrances sonetines allow sale fromvehicles without a permt.

3. Benefits and Costs

Theoretically, conmmunities decide to increase or decrease the
| evel of access control by conparing the benefits to be gained with its
costs. In analyzing the economc problemin access control, however,

measur ement problens exist for both benefits and costs.
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a. Benefits

At the community level, access control provides a nunber of
beﬁefits. The nei ghbor hoods surrounding the six conmunities are
general ly crowded, and offer many incentives for people to gather.

A ynpic Village is adjacent to the A ynpic Park, which lies on the other
side of a six-lane street. The park has a nunber and variety of sports
facilities, including a sw mming pool (largest in Korea open to the
public), cycling stadium outdoor concert stage, and several gymasi uns
for fencing, gymastics, and westling. ‘_ Chansi| Community is adj acent
to a subway station', and located in its nei ghborhood is the QG ynpic
Conpl ex that includes the Aynpic Main Stadium baseball stadium and*
gymasi um (each the.largest of its kind inKorea). |In particular,

prof essi onal basebal | ganmes are hel d al nost every day in the sumrer.
Changm is also adjacent to a subway station, and within a ten-nminute
valk is the largest department store in Korea, and the |argest indoor
entertainnent center in Korea, "Lotte Wrld." In addition, nany

gover nment agenci es, including the Mnistry of Environment and the
Korean Veteran Associ ation, are located in the nei ghborhood. Karak

Hal | a and Kar ak Wosung are al so adj acent to business areas that include
of fi ces, shops, and restaurants.

If it were not for access control in the si xl communi ties, crowds
woul d spill over into themfromtheir surroundi ng nei ghborhoods. In
fact, the common areas inside the communities are much | ess crowded t han
the areas outside. The types of access control practiced by apartnent
communi ties appear to be effective, psychologically as well as
physically, in reducing congestion.

Inall six cohnuniti es, the streets between buil dings are not
restricted si nply to pedestrian and vehi cul ar novenent, but are al so
used for play and recreation. Residents jog, play badmnton, play with
balls, and rest on the benches, day and ni ght. 'I n particular, children

play on the streets, sidewalks,, and parking areas, as well as in the
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pl aygrounds. Variety of use, recognized by Jane Jacobs (1961) as an
urban val ue, is one of the benefits of access-control. The physica
design of a community is capabl e of either'encoufaging or discouraging
the provision of security (Newman, 1972). |In fact, the highly visible
physi cal boundaries of the six apartmnent cbnnunities seemto create
perceptions of safety on interior streets.

Bui | di ng guards are responsible for undertaking access contro
only for the buildings assigned to them so that access control by
bui | ding guards benefits building residents nore selectively. Building
guards are also financed at the building level. Each apartment unit's
share of the nandatory fees for security services differs in A ynpic
Village, Changm, and Karak Wosung, based on t he nunber of building
guards and apartnent units in each building 

Inall six communities, stairs, corridors, and hallways are
designed.to be nonitored fromthe outside, i.e., frombuildings next
door or fromthe grounds. Building guards not only stay at buil ding
entrances, but al so patrol stairs, corridors, hallways, elevators,
baéenents, and roofs. Conmon space in the building is often used as if

it were an indoor playground. Children ride bicycles or play with toys.

b. Costs _

Whi | e access control benefits apartnent communities, it also
i nposes costs on resi dent s by creating inconveniences in a nunber of
ways. Fences and a limted nunber of comunity entrances require
residents to take detours for entry or exit. Stopping pedestrians and
cars at building entrances or community entrances is also an
i nconveni ence. Business permits restrict the opportunities for nore
di ver se shoppi ng. RESidénts, who nust register their ca}s with the
managenent office and renew the registration, spend tine doing so.

Besi des t hese inconveni ences, the cost of access control is

nonetary. Al though the out-of -pocket costs of access control are not
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directly recorded as such, they can be represented by the expenditure

for certain related activities. Because nost access control is
undertaken by security guards in all six communities, this study assunes
the expenditure for the security force to be the out-of-pocket cost of
access control.'_ln principle, however, the expenditure for maintaining
fences, as well as for printing and distributing community stickers,
shoul d al so be counted as access-control costs.

As can be seen in Table 5.1, the size of a security force, i.e.,
the nunber of security guards, varies substantially between high-rise
comunities and |owrise communities. The three high-rise communities
enpl oy 445, 96, and 28 security guards, whereas the three lowrise
commnities enploy 2, 4, and 10 security guards.

The expenditure for security guards also varies greatly. For
exanple, while Aynpic Village has only 1.5 times as nany apart nment
units as Chansil-1, it spends 210 times as nuch for security guards.
Both the expenditure per apartnment unit and the expenditure per pyong
for the security force are larger in high*rise communities.

Al though access control at the building level is technically nore
feasible than at the community level, it is more costly in lowrise
comuni ties due to the architectural design of épartnent'buildings. A
three, lowrise coommunities have the same type of buildings: five-floors,
no el evators, no hallways, and ten apartment units per entrance. |f
these communities were to locate security guards at all building
entrances, they would need to enploy one security guard per ten
apartnment units. Al high-rise buildings have el evators, but their
hei ghts vary; sone buil dings have hal | ways, while others do not. The -
hi gh-rise buildings with hallways on every floor have only.one or tmo.
bui I ding entrances, and require only one or two security guards. Even
wi thout hal | ways, high-rise buildings have nore apartment units per
bui I di ng entrance than lowrise buildings; for exanple, there are 50

apartnent units per entrance in 25-floor buildings wthout hallways.
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At each entrance of a high-rise building, there is one security
booth and two security guards on twel ve-hour shifts. According to Table
5.1, whereas the lowrise communities |locate no security guards in
apartment buil dings, the high-rise coomunities |ocate 80-90 percent of
their security guards at building entrances (see Figure 5.1.A). There
is no legal requirement, however, that security booths be |ocated at
every entrance of a high-rise apartnent building. Karak Hyundai
Apartnment Community 2, a high-rise community, locates a security booth -
hal fway between two apar t ment bui I dings, instead of at each building
entrance (see Figure 5.1.B). |

Because of physical design, lowrise buildings nay have |ess need
for posting secufity guards in each building. Arguably, lowrise
bui I di ngs are better designed for access control on two accounts.

First, because there is |ess distance between |owrise buildings than
bet ween hi gh-ri se buiIdingé, the streets around | owrise apartnent
bui I di ngs can be nore closely nonitored by resi dents through wi ndows and
bal coni es. Second, apartments in lowrise buildings are nore easily
nmoni tored fromthe grounds, unlike the top-floor units in high-rise
bui l dings. As Jacobs (1961) contended, the surveillance prbvided by the
casual passerby on foot or in a car may be inportant as a deterrent to
crimnal activity. [In fact, American experiences with residential
buildings in different heights indicate that taller buildings contribute
to greater crimnal activity (Newran, 1972). h

The nunber of securfty guards used at the qonnunity level, i.e.,
at community entrances or on patrol, is related neither to the nunber of
comunity entrances nor the size of grounds. For high-rise comunities,
homever,-it is positively related to the size of grounds. Wereas
A ynpic Village and Changm enploy 31 and 14 security guards at the
community |l evel, respectively, Chansil-I and Chansil-Cenploy only 2 and
4 security guards, respectively. This diffefence may al so be affected

by econonic status. Both O ynpic Village and Changni are al so hi gh-
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Figure 5.1.A. Location of security booths in apartment
buildings.

Building 1 Building 2 Building 3 Building 4

: security booth

[:7 : building entrance

Location of secuiity booths for apartment
buildings in Karak Hyundai Apartment

Community 2

Figure 5.1.B.

Building 1 Building 2 Building 3 Building 4
unit 1 unit 1 unit 1 unit 1
unit 2 — unit 2 unit 2 unit 2
~unit 3 unit 3 unit 3 unit 3:
unit 4 ™ unit 4 unit 4 unit 4
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status communi ti es.

Chansl | -1 posts its two security guards at the nmain community
entrance on 12-hour shifts. Chansil-Cposts two security guards at the
comuni ty entrance, and the other two, on patrol. These comuniti es,
both lowrise and | owstatus, enploy only a mnimal nunber of security
guards; in order to neet the requirenent of provi di ng schrity servi ces
prescribed by the PDCHM They attenpt to rel egate responsibility for
nmai ntai ning security within the community to police, while high-rise and
hi gh-status comunities supplenment the police with their own security
guards. The police, however, do not undertake access control.

Toget her, these two communities conprise a singl e dong—hansl | 2
dong—being nore or less isolated from surroundi ng nei ghborhoods: by
fences and wide streets. |In addition, the governmental jurisdictions of
the dong office, police station, and post office of Chansl| 2 dong
coincide with the boundaries of these two communities. |In fact, persons
other than residents and their guests nay have little need or incentive
to gain access to the two communities. The level of access by outsiders
to these communities is relatively | ow, consequently, there may be | ess
need for access control. '

On the other hand, Karak Hal | a, although it'is alowrise and | ow
status community, enploys 10 security guards—a relatively |arge nunber
of security guards, conpared to Chansil-I and Chansil-C. The fairly
| arge investnent in access control by this community nﬁy be affected by
its managenent type, which is professional. 1In 12 apartnent nanagenent
of fi ces organi zed by Hankook Housi ng Managenent Conpany, the proportion
of security guards to the total nanagenent enpl oyees ranges from 43
percent to 83 percent (see Table 5.3). Professional housing_nanagenent
agenci es have incentives to enpl oy nmore security guards, because the
anount of the service conmission paid to the agencies is proportional to
the size of the managenent office. In other words, they have fewer

incentives to reduce the nunber of security guards. |In addition, they
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Tabl e 5.3. Conparison of 12 apartnent managenent offices in Seoul
organi zed by Hankook Housi ng Managenent Conpany
and four self-organi zed comunities

Community Units Management Security Sec/Man
Employees Guards
Olympic Village 5,540 535 454 84.02
Chamsil Woosung 1,842 167 133 79.64
Agian Village - 1,356 144 ' 114 79.17
Karak Halla 900 23 ' 10 43.48
Karak Sambwan 648 55 39 70.91
Sangyong Daechi 1 630 57 42 73.68
Chamsil Hanyang 1 576 55 38 69.09
Daechi Woogung 1 476 48 36 75.00
Sangyong Daechi 2 364 41 27 65.85
Ghil-dong Plaza 354 36 26 72.22
Karak Woochang 264 i9 ' 9 49.37 -
Cham=il Hanyang 3 282 28 18 64.29
Chameil~I 3,720 26 2 7.69
Changmi 3,402 166 96 §7.83
Karak Woosung 838 a4 ' 28 63.64
Chamgsil-C 730 17 . 4 23.53
Chansil -1, Changmi, Karak Whosung, and Chansil-C, all are self-

organi zed communities.

Uni ts: nunber of apartnent units

Managerent Enpl oyees: nunber of nanagenent enpl oyees
Security Quards: nunber of security guards

Sec/ Man: (Security Quards/ Managenent Enpl oyees) x 100
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attenpt to enhance the quality of community services by enpl oying nore
security guards. Karak Halla also is relatively snall conpared to the
size of the police precinct serving it and therefore tends to be ignored

by poli ce.

4. Institutional Problenms Related to Access Contro

Because responsibility for access control is delegated to the
managenent office in the six communities, the nanagenent office has nore
information related to access control and nmore incentive to obtain
sel ective benefits through various strategies. As aresult, there may

ari se several principal-agent problens.

a. Corruption of managers

Corruption of managers is a problemarising fromthe institutiona
arrangenents related to-access control. The diséretion required to
control access creates opportunities for corruption, particularly in
issuing permts to businesses outside the community. The issuance of
busi ness permts does not require approval by the assenbly. In this
process, managers are vulnerable to corruption by shops seeking permts.

One exanple is found in the relationship between outside dry-
cl eani ng shops and managers. Dry-cleaning shops receive orders not only
at the shop, but also by visiting apartnent units and collectihg '
clothes. They have incentives to enter the commnity in order to
recei ve nore orders and col lect clothes. The nunber of business‘pernits
issued to outside shops is linmted in order to protect businesses within
the community. |In the process of sel ecting outside shops or renew ng
busi ness permits, managers are subject to bribery. Some shops bribe the
board of directors of the wonmen's association, and the wonen's
associ ation puts pressure on t he managenent office, using the pretext of
housew ves' evaluations. btaining a business pernit is quite

conpetitive in large comunities with a | arge nunber of residents as
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consuners. Some outside shops nmake an established paynment to managers

every nonth in | arge comunities.

Corruption exists not only between outside shops and nanagers, but
al so between inside shops and managers. Inside shops bribe nmanagers to
secure protection fromoutside conpetition. Bes[des restricting snall
out si de shops fromdoi ng business in the commnity, nanagement offices
may strictly prohibit access by shuttle buses fromlarge departnent
stores in the neighborhood. Al of the six comunities prohibit
departnent store buses fromentering the coomunity (but allow entry to
shuttl e buses fromkindergartens or other educational institutes).

Corruption in the rel ati onshi p between busi ness and nmanagers is
not an accident. |Its cause and the reaction to it are best understood
interns of the institutional arrangenents related to access control

Managenent offices have the nost authority and responsibility for

- undertaki ng access control. Their performance is not cl osely nonitored

by the assenbly, because the way that access control is adm nistered
does not clearly increase the budget, conpared to maintenance for
exanple. Instead, the assenbly attends nore to the organi zati onal and
financial affairs of managenent activities-that clearly affect
expenditures. Mbst decisions on access control are made by a single
manager, including organizing the security force and issuing business
permts. Shared interests by business and nanagers ensure nutual

cooper ati on between them and nai ntain corruption through silence.

b. Shirking by security guards

Shirking by security guards is a potential problemin the six
communities. The security guards at thé community entrance or on pafrm
are not easily nonitored by residents, because they do not always stay
at one place nor are their assignnents noticeable. On the other hand,
the security guards located in apartment buildings are nonitored rather

strictly by the building residents thenselves. The guards nust be
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present for 24 hours on 12-hour shifts. They are easily nonitored by

residents during the day,'and even by residents returning hone at night.

"Their continued enploynment in each apartnment building is highly

dependent on the eval uations of the building residents.

The buil ding guards are customarily paid tips by residents, in
addition to the nonthly salaries paid by the conmmunity. Decisions about
tiﬁs are usually at the ban I evel t hrough ban sang hwe. Once their
amount has been determ ned, ban heads coll ect. the noney for tips from
each apartment unit. Shares by each apartnent are equal ly divided by
all apartnents of the ban.. As a response to tips, building guards are
loyal to and subordinate to their residents. Mre often than not,
however, residents al so ask security guards to serve them sel ectively,
and reward themby giving tips individually. 1In this way;, security
guards provide private goods for particular residents, as well as public

goods for the building conmunity.

5. Concl usi on

According to the findings in the six communities, outsiders have
relatively easy access to the bonnunity, except at night. Yet, access
is constrained in these communities by fences, a limted nunber of
community entrances, and security guards in charge of access control.
The nost exclusionary constraint is in outsiders' doing business in the
community. |If access control is successful, the space withinthe
community will be | ess crowded, conpared to its nei ghborhood; and the
streets, sidewal ks, parks, and buildings within the community will be
relatively safe. |In fact, none of these comrmunities are overwhel ned by
outsiders. Al six coomunities are nuch less crowded than their
nei ghbor hoods. They are al so perceived as safe even at night, so that
the streets, - sidewal ks, and parks are also used for children's play and
famly recreation. Based on these indirect nmeasurenents of access

level, all six communities appear to undertake effective access control.
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The presidential decree is concerned directly with regulatign of

i
fi

use in apartment communities and prohibits residents fromengaging in
i certain types of behavior. According to the decree, the architectura
b design of apartments cannot be altered w thout prior approval by the
Mnister of Construction. In addition, the exclusive private use of
common space and facilities is prohibited. The decree also prohibits
residents fromkeeping pets in apartnents. The PDCHM requires further
that the representative assenbly fornulate operational rules related to
t hese regul ati ons.

Al six comunities nake operational rules related to use
regul ation. Al though no commnities nention use regulation as such in
their byl aws, securify guards undertake use regulation in each
community. Regul ation of use, together with access control, is a part

of security services. The six comunities use various nethods to obtain

econpliance with use regul ations. No comunities, however, have the

é police power to arrest or fine violators. Instead, they use

newsl etters, warnings, persuasion, nediation, and user charges for the
pur pose of use regulation. Mre than access control or maintenance, use

regulation is related directly to residents thensel ves. The

responsi bility for use regulation is assuned by residents as well as
] managenent offices. 1In general, use regulation is not specified by
comunity rules in detail, but is based largely on social custom
The concern of the six commnities with use regulation is shown in
their newsletters. Here are excerpts fromthe nmonthly newsletters of
four conmmunities: _
Aynpic Village Newsletter: To make our community better
| ease do not do the followi ng: (1) use loud voices, play
oud nusic, and bl ow car horns, especially at night; gZ)
bl ock stairs and hal lways with donestic things; and (3)
litter grounds with trash (May, 1991).
Karak Hal | a Newsl etter: Lawns are dyi ng due to carel ess use
by residents, especially children. Please, for the sake of

a nice residential environnment in our community, cooperate
to protect the lawns (My, 1991).
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Kar ak Wosung Newsl etter: Pl ease, pack your garbage
conpletely. Pay nore attention to wet garbage in order that
liquid garba?e does not drop on the floor. her wi se,

floors and elevators will be dirty and snell bad (June,

1991).

Changm Newsl etter: Residents are prohibited fromkeeping
pets in apartments, according to the PDCHV Article 5-2
But, pets are still found in apartnents, and some residents

conpl ai n about pets. Please, renove pets fromyour
apartments (Septenber, 1990).

2. Potential Benefits and Costs: The Conditions of Regul ation
Li ke access control, community decision-making in use regul ati on
is affected by the benefits to be gained fromuse regulation and its

costs. Measuremnent probl ens, however, also exist for both benefits and

costs.

a. Benefits

Wiy do the six comrunities undertake use regul ation? Wy is use
regul ation inportant in these communities? The reason is that they
benefit fromuse regulation. Because all six communities are relatively
densel y- popul at ed conpared to Songpa—gu and the city as a whol e (see
Table 5.4), and the supply of common space within the commnity is
limted, they are potentially subject to crowding. Wthout use
regul ation, therefore, a fewhighly subtractive uses would drive out
others, |eaving a coomons dom nated by those few uses.

First, use regulation may prevent thé comon space within the
community frombecom ng crowded. As discussed earlier, access contro
al one does not do so. For exanple, even if parking by outsiders' cars
were fully prohibited, parking |lots would be crowded as Iong as the
nunber of parking Idts is smaller than the nunber of residents' cars.
In fact, because parking is scarce in all the cdnnunitiés except A ynpic
Village, many residents' cars night be parked el sewhere other than in
parking lots. Wthout parking regul ation, many cars woul d occupy

streets, sidewal ks, and even | awns. and pl aygrounds, or woul d have to be
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Tabl e 5.4. The popul ation densities in the six comunities

Community Population Ground Size Population/acre
Olympic 24,930 163.64 152
Chamsil-I 16,740 45.88 g5
Changmi 15,390 48.68 314
Halla 4,050 10.60 382
Woosung 3,771 8.67 435
Chamsil-C 3,28% ‘ 22.01 149
Songpa~gu 625,799 8,352.28 75
Seoul 10,286,503 149,604.63 69

The popul ation of the apartment community is an estinated figure that is

calculated by mul tiplying the nunber of apartnent units of the commnity

by 4.5.

Gound sizes are reported in acres.

Popul ati on/acre = popul ation / ground size
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parked outside the coomunity. In practice, the communities accommdate

all residents' cars in other appropriate spaces as well as in parking
| ots by managi ng the overall parking -situations effectively.

Second, in arelated vein, use regulation increases the. jointness
of use of common space in the six coomunities for residential purposes.
In other words, use regulation nay nmake the use of common space and
facilities less subtractive, so that use by one resident does not
subtract as much fromuse by another. The common space w t hi n apart nent
communities is subject to nultiple, heterogeneous types of uses, such as
pl ayi ng, jogging, wal king, recreation, transportation, and parking. The
streets around apartnent buildings can be used for playing, famly
recreation, jogging, walking, and roller-skating, as well as
transportation; sidewal ks, for wal ki ng, jogging, and children's play;
parking lots, for playing as well as parking; and hallways, for playing
as well as walking. On the other hand, if uses are not regulated,
streets can be dom nated by vehicles at high speed; sidewal ks can becone
crowded with pedestrians and parked cars; and ha!lmays can be used to
store personal things. In particular, due to a shortage of parkihg
space in these coomunities, there is a potential for parking to drive
out other uses. This is a situation that threatens nmultiple joint uses.

Third, use regulation may enable commnities to spend less to
mai ntain anenities—streets without trash, clean stairs and hal | ways,
and wel | -cared | awns and gardens. Communities provide col | ective
services, such as cleaning, to naintain these anenities. Wthout use
regul ati on, however, maintenance would be nore costly. For exanple, if
littering is not regulated, street cleaning becomes nore costly.

Regul ation of use contributes to | ess expensive nmaintenance of amenities

by protecting the commons from excessive or inproper use.

b. Costs
In spite of a diverse set of benefits to be gai ned fromuse
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regul ati on, why do the six commnities not undertake as much use

regul ation as they could? Wat are the difficulties involved in use
regul ation in these communities? Use regulation is costly. The costs
have two conponents: the out-of-pocket costs for undertaking regul ation
and the benefits from prohibited uses.

Miuch nmore than access control, use regulation is co-produced by
residents and security guards. Due to coproduction, the out-of-pocket
costs for use regulation nmay be snaller than for access control.

Mor eover, security guards are involved in the joint production of access
control and use regulation. Due to the "joint products” being produced
by éecurity guards, it is difficult to neasure the out-of-pocket costs e
for use regulation. Sonme portion of the expenditure for printing

newsl etters and warni ng notes shoul d al so be included in the out-of-
pocket costs of use regul ation

The benefits to be gained fromprohibited uses are equivalent to
t he val ue of jnconveni ences caused by regul ation. Sonetines, strict
regul ati on of use can be regarded as excessive restriction of individua
freedom |In fact, prohibiting residents fromkeeping pets, installing
air-conditioners outside the walls, or drying clothes in the bal cony
restricts individual life styles in ways that are hardly evidenced in
non- RCA residential comunities. These types of prbhibitions nmay cause
i nconveni ences for residents physically as well as psychol ogical ly.

While strict and uniformapplication of rules potentially results
i n inconveni ences in use, the managenent of use situations is intended
to mnimze the cost attached to prohibited uses. Use situations are
often managed to acconmbdat e as many uses and users as possi bl e, without

exclusion. The parkihg situation, discussed below, is a primnme exanple. -

3. Levels of Regul ation
Use regulation in the six comunities is undertaken both at the

apartment building level and comunity level. At the building |evel,
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use regulation is nore intensive. D verse neans of regul ation, such as

nmutual nonitoring, face-to-face conversations, and resident neetings, as
wel | as selective application of rules, are feasible at the building
level. Building residents, first of all, are involved in regul ation at
this level by individually nmonitoring, pointing out, or cofrecting

nei ghbor's behavior. In high-rise conmunities, in addition, building
guards contribute to this effort. Qperational rules related to use are
formulated at the | evel of ban, tong, or apartnent building, that apply
only to particular buildings. Rules fornulated in Ban sang hwe are made
directly by residents thenselves or in a joint neeting of tong and ban
heads. Al though these rules are unwitten, they are recognized by the

i mredi at e residents.

The feasible neans of regulation are nore linted at the comunity
level. Like access control or naintenance, use regulation at the
coommunity level is undertaken prinarily by nanagement of fices, rather
than by the residents thensel ves. Managenent offices pubfish
newsletters and fliers, issue warning notes, and‘charge user fees for
certain types of facilities. However, because the area covered by the
communities tends to be extensive, up to 164 acres, "and t he populatioﬁ
is also fairly large, up to 25,000, nost use situations are not under
the direct control of nanagenent -offices. |In general, use regulation on
an individual basis at the community | evel, except for user charges, is
m ni nal . |

There are also possibilities for external authorities to be
invol ved in use regul ation, as authorized by the PDCHV and ot her | aws.

I n nost cases, however, the involvenent of external authorities is very
limted. It can usually occur only upon request by communities. The
nmeans of regul ation available to external authorities range fromwarning

notices to conpul sory sal e of apartnents.
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a. Use regul ati on and managenent at the buil ding IeVe

G ven the potential benefits and costs and the conditions of
regul ation, use regulation occurs prinmarily at the building Ievel.
Regul ation affects the joint use of common space in and around huil di ngs
and the protection of residential anenfties. Because use regulation in
lowrise buildings is undertaken prinarily by building residents, the
out - of - pocket costs for regulation are not high. In high-rise
bui | di ngs, use regulation is co-produced by resi dents and guards. Sone
portion of the expenditure for buil ding guards shoul d be assigned to the
out - of - pocket costs for use regulation rather than for access control.

I n Korean, however, "security" inplies "keeping secure fromthe

~outside." Security guards are responsible prinmarily for access control,

and secondarily for use regulation. Even in high-rise buildings, guards
are less involved in regulating the use of coomon facilities than are
resi dents.

In general, because residents in lowrise buildings are able to
noni tor the grounds rel atively easily, washing cars, littering, spoiling
| awns and gardens, and vandalismare nore easily regul ated by buil di ng
residents, conpared to high-rise buildings. Onthe other hand, these
types of behavior on streets are restricted by buil di ng guards as wel |
as building residents in high-rise buildings.

There are neither officials nor committees at the building |evel
inthe six communities. Regulation in the communities is based on
social norns as well as on the institution of the RCA. In particular,"
regulation at the building level or ban level can be attributed nore to
custormary norns, such as social control by senior residents, than RCA
rules. Qustonmary norns allow nutual nonitoring among residents.

Dom nance by senidr nenbers of a community is an inportant social
principle in Korea, based on Confucianism Seniority depends on age,
first of all; l ength of residence is not as inportant. In additionto

age, socioeconomc status is also inportant for seniority. Senior

¢
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residents are not necessarily tong or ban heads, nor are they assigned

responsibility for regulating uses in designated areas. They
nevert hel ess exerci se consi derabl e i nfluence w th nei ghbors, security
guards, and nanagers. For exanple, it is custonary that seniof

resi dents make the fihal deci sions in Ban sang hwe. Their authority,
however, does not work well beyond the building level. In particular
dom nance by seniors'is very weak in nost urban public spaces outside

apartnment conmuniti es.

(1) Use situations at the building |evel

Apartments are very close to each other, and the common areas in
apartnent buil dings, such as stairs, hallways, and | obbies, are narrow.
Mor eover, apartment buildings indynpic Village, Chansil-l, Chansi | - C,
and Karak Hal |l a do not have hallways. In these restrictive physica
condi tions, sone types of behavior can be highly subtractive. There
occur various use situations at the building |evel —+nside buildings and
el evators, and outside, in the common areas and facilities around

bui | di ngs.

(a) Inside buildings: Exclusive private use of conmon areas inside
bui | di ngs, such as storing bicycles, plants, cartons, or trash, on
stairs and hal lways, is not permtted. |If the useis only tenporary,
however, it is not easily nonitored, nor does it usually need to be
regul ated. But, prolonged use of common space or facilities exclusively
by particul ar households is effectively prohibited. Both in Chansil-1I,
Chansil -C, and Karak Hal l a, in which each'ban i s conposed of 10
apartnent units aléng the stairs, and in Changm and Karak Whosung, in
whi ch sone ban are conposed of apartnent units al ong the hall way, ban
heads are usually involved in regulating and managi ng the use of the
stairs and hallways. Violating households are usually either

individual |y asked to renove themby ban heads, or identified in Ban
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sang hwe.

(b) Elevators: The use of elevators is regulated at the building |evel
because the electric charges for elevators are shared by buil di ng
residents. GCommunity rules do not permt elevators to be used for
noving in or out. Because elevators are close to security booths in
Aynpic Village, Changm, and Karak Wosung, inproper use of elevators
can easily be nonitored by building guards. Even when they are absent
fromthe security booths, residents who use elevators can nonitor their
use.

Peopl e are not allowed to nove in or out by using elevators in
these three commnities. Those who intend to move out nust clear their
accounts by visiting managenent offices and apply for use of a cargo-
lift inthis process and pay a user fee. |If they live on the first or

second floor and use stairs instead of elevators, use of the cargo-lift

i's not conpul sory. People noving in may not be aware of community rules

related to use of elevators if they are nmoving from detached housi ng or
rural areas. Even when guards or residents informthemof the comunity
rul es, they have an incentive to avoid conpliance. Use of elevators for
unaut hori zed purposes, however, mnay be subjected to the same user fee as
for use of cargo-lifts by managenent offices. This special fee can
function as a fine for inproper use of elevators.

Cargo-lifts may not be used after sunset, because of noise; plus,
their use is dangerous in the dark. Their use is also prohibitéd inthe
heavy rain. 1In cases'mhere noving in or out cannot be postponed unti
the next day or the réin stops, use of elevators may be allowed for a
fee. In practice, the use of cargo-lifts to nove in and out is taken

for granted in the three high-rise communities.

(c) Common space and facilities around buildings: Wshing cars in the

parking lots is prohibited in order to save common water and prevent
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wat er pollution. Drying clothes or mattresses, or cooking, onthe
Wl king pets within the coomunity, as well

ground is al so prohibited.
is prohibited. Certain types of sports or games, such

are prohi bited around apartment buil di ngs.

as keepi ng pets,
as baseball, golf, or tennis,
Violators are usually asked to stop their behavior by security guards or
This type of regulation nay be nore effective if

or if violators are pointed out

i ndi vi dual residents.

t hey are adnoni shed by senior residents,

i n Ban sang hwe,

(d) Juvenile msbehavior: Mnors are often individually adnoni shed or

scol ded by adult neighbors if they snoke, nake |oud noise inthe

hal | ways or on the streets, play w th dangerous tools, or spoil gardens

or lawns. Even their personal appearance is pointed out; for exanple,

they are sonetines individually

Resi dents often report

if youths are untidily dressed,

adroni shed or scol ded by senior residents.

juvenile msbehavior to parents. Juvenile msbehavior is also discussed

in Ban sang hwe or woren' s associ ations.?

(e) Vandalism Various types of vandalism such as scratching cars,

steal i ng accessories fromcars, stealing newspapers or mlk, or sounding

fire alarnms for fun, occasionally occur in apartment buildings in the

six communities. Wen it happens, vandalismis usually discussed in Ban

sang hwe. No sustained collective effort to prevent vandalismis nade,

except in high-rise buildings, where building guards nonitor the area.

(2) The case of parking regul ation
Because the nunber of apartnent units in a comunity does not

i ncrease once the devel opment of the community is conplete, its

popul ation size can be assunmed to be non-increasing. However, like
other areas in Seoul,? the nunber of cars has greatly increased in all
six communities. Parking spaces are extremely scarce and parking areas
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have becone crowded. The scarcity of parking space is nore evident in
communi ties developed in the 1970's, when cars were nuch | ess nunerous.

It is eXtrener difficult for conmmunities to supply additiona
parking lots. In addition to the construction cost, a community nust
obtain approval fromthe Mnistry of Construction in order to construct
new parki ng areas or transformother common facilities into parking
lots. Prior to niniste}ial approval, all apartment owners must approve
the change. The unani mous consent requirenent is prescribed by the
PDCHV Communities, therefore, may not substitute parking lots for
pl aygrounds or parks if there is only one household in opposition.

The | aw does not allow police to enforce parking restrictions on
community streets because they are not public. The police are therefore
not involved in any type of traffic regulation, i.e., parking or speed.
regul ation, wthin apartnent comunities.

The nost feasi bl e approach for communities to take is to regul ate
and manage parki ng behavior. The general rules related to parking
regul ation are formulated at the community-Ilevel, but the application of
rules occurs primarily at the building level. Printed nmaterial, such as
newsl etters or fliers, is useful for diffusing information related to
parking regulation to a |arge nunber of residents. For persistent
viol ators, however, printed notices are |less effective than persona
conversation. |In dealing with violators, face-to-face conversations are
usual Iy nore effective at the building |evel.

Communities differ in the conditions of parking. In Chansil-I,
about 1,800 of the 3,720 househol ds (48.39 % omhed cars in 1990, but
the comunity's parking |lots accommodated only 300 cars. To nmake the
situati on worse, because this community is located very close to a
subway station, commuters attenpt to park their cars within the
community during the day. Al though Chansl|-1 enploys only two security
guards, it is not difficult for themto distinguish outsider's cars from

resident's cars by the community sticker and to | eave warni ng notes on
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the cars without community stickers.

In Changnmi, the parking lots are often crowded even during the
day, due to the nearby office district and subway stafion. Buflding
guards nonitor prolonged parking by outsiders around each'buiiding.

They sonetinmes | eave war ni ng nessages on outsiders' cars. Because these
printed nessages are sonetines ignored by persistent violators, building
guards usually attenpt to shane outsiders face to face, to discourage
them from repeat ed vi ol ati ons.

A ynpic Village has a | ess serioué par ki ng ‘probl em conpared to
other communities in Songpa- gu, because there are a sufficient nunber of
parki ng spaces relative to the nunber of apartnment units. Private
parking spaces are located in the basenent of each apartnent building.
Inthis community, private property includes a parking space as well as
an apartnent unit. Even if every household owned a car, the additiona
parking lots focated on the grounds woul d not be‘cromded. Viol ators of
parking rules within Aynpic Vill age are i ssued tickets in the name of
t he chi ef executive of Songpa-gu office. However, this method of
parking regulation is msleading. The ticket is still just a warning,
with no fine attached.

Except for delivery cars, RCAofficial cars, and the governnent's
official cars, all cars are prohibited fromparking on community streets
or sidewal ks, although tenporary parking for using tel ephones or buying
sonething is alloﬁed. In case of illegal parking, warning notes are
sonetinmes posted firmy on the car windows in order to give violators
t he i nconveni ence of renoving the stickers.

Wil e parking areas are usually . not crowded during the day because

nmost cars |leave for the workplace, parking is extrenmely scarce at night.

Resi dents who find no space in the parking |ots usually park their cars
on the side of community streets. Al though parking on commnity streets
is generally prohibited, it is tacitly allowed at night as long as it

does not obstruct traffic. In high-rise communities, the building
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guards manage parking and keep car keys in order to pull out the bl ocked
cars. By managing the parking use-situation, guards effectively
maxi m ze the number of spaces available at any given time, and thus
enabl e the comunity to acconmbpdate aslnany of their residents' cars as
possi bl e. In spite of the lack of .sanction, managenent of the overal
parking situation in the six communities is fairly effective in the
sense that all residents' cars are sonehom}acconnndated within the
community, without other types of facilities being transforned into

parking | ots.

(3) Resolution of conflicts
Conflicts anpbng residents are usually resolved by the househol ds
i nvol ved. Al though nmanagenent offices are also responsible for

medi ati ng conflicts, the responsibility is often relegated to ban heads.

-For exanple, if residents conplain about noise fromnei ghbors, nmanagers

may request, warn, or persuade the neighbors to be quiet. [If they
continue to make noi se, however, the managenent office usually transfers
the responsibility for conflict resolution to ban heads, who usually
attenpt to have face-to-face conversations with the residents involved
Often, however, residents attenpt to nutually reéolve conflicts between
the households that are imrediately involved, w thout getting a third
party involved. In any case of conflict, residents hardly ever call the

poli ce.

(4) Effectiveness

The effectiveness of use regulation should be nmeasured by the
jointness and multiplicity of uses. The degree of jointness, however,
is not readily neasurable. Assuming that residents will nore often
conpl ai n about one another if use is subtractive, conplaints of
‘residents about neighbors is one indicator of the degree of jointness:

the fewer conplaints, the greater jointness. Judging by the nunmber of
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residents' conplaints reported to managenent offices, no nore than one

out of twenty conplaints received is about neighbors in any community.
The majority of conplaints are about service performance and
architectural defects. Mny conplaints are mutually resol ved by
residents thensel ves at the building | evel wthout being reported to the
managenent office. Not only fewer conplaints fromresidents, but also
nmut ual resolution of conflicts, i ndi cat es that nutual understanding and
conprom se anong residents are successful in use regulation. 1In the
"federal " structure, conposed of a buildfng I evel and a community |eve
inthe six comuniti'es, the ability to settle conflicts at the building
| evel without recourse to the community |evel is.evidence that use

regulation at the building level is relatively successful

b. Use regulation at the community | eve

Use regul ation at the community level is undertaken primarily by
managenent of fi ces. Except when user fees are charged to individuals,
however, it is difficult for nanagerment offices to directly contro
i ndi vi dual resident behavior at the community I|evel. Instead,luse
regul ation at the community |evel generally involves providing
information related to use, such as the publication of newsletters and
other printed notices. The community-wide efforts at use regul ation*

appear to be supportive of building-level efforts.

Managenent of fices usually make an effort to communicate with
residents and help thembetter understand the inportance of use
regul ation by the community. The nost inportant instrunent of
communi cation is the newsletter. The commnity newsletter is a
practical neans of telling residents what is going on in the community.
It arouses fnterest and participation in comunity activities related to
use regul ation. New operational rules related to use regulation are
publ ished in nonthly newsletters or posted on bulletin boards. It

reports on the activities of the assenbly and managenent office and
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publishes nonthly and annual financial statenents. Space is allocated
to regul ar messages fromthe assenbly chaifperson and general nanager
The publication of newsletters in the six comunities is sponsored by
busi nesses located in the community market buil di ngs and nearby.

Sone types of househol d behavi or and the use of streets, tennis
courts, cargo-lifts, and other comron facilities, however, are regul ated

at the coomunity level. These are discussed bel ow

(1) Househol d behavi or

According to the rules of all six communities, air-conditioners
may not be positioned on the outside of walls because water drops from
themto lower floors. Drying of clothes outside on the balcony is al so
prohi bited. D sc-antennas also nmay not be installed because they can
spoil the beauty of the community.

Al t hough }nstalling air-conditioners-outside the walls is
prohi bited, renoval can not be coerced once they have been install ed.
Instead, managers visit households in an effort to persuade themto
conply. Because it is quite costly to renove air-conditioners,
residents usQaIIy resist as long as they can. On the other hand, when
renoval is urged by neighbors either informally or in Ban sang hwe,
residents tend to conply with the regul ation

Security guards and managers sonetines notify househol ds
individual ly that they should correct violations by a designated timne.
Even if they repeat viol ations, however, managenent offices cannot fine
them Instead, witten warnings continue to be given until viol ations
are corrected. Al though persistent violators can be evicted fromthe
communi ty by judicial deqisions, none of the six communities has ever
had recourse to courts. |In effect, warnings in these communities are

actually no nore than strong requests without sanction.
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(2) User fees: tennis courts and cargo-lifts

Communi ties charge user fees for tennis courts and cargo-lifts.
Because tennis courts are conpletely fenced, and cargo-lifts cannot be
operated w thout special devices, communities can easily excl ude
potential users fromthese facilities unless they pay the designated
price. None of the six comunities charge user fees for any ot her
facilities.

Tennis courts generally are in linited supply conpared to the
nunber of residents in the comunities. (There are no tennis courts in
Karak Halla. Chansil-I and Chansil-C share tennis courts.) Even
A ynpic Village, with a popul ati on of about. 25,000, has only four tennis
courts. Communities ration the use of tennis courts by charging fees.
Tennis courts are not managed directly by nanagement offices, but are
leased to private firms, which collect the fees.

Chansil -1 and Chansil - C share the revenues fromtennis courts. At
first, Chansil-1, together with Chansil-C, assigned enployees to tennis
courts and gave themresponsibility for collecting user fees. But,
enpl oyees often enbezzled the fees. Next, the tennis courts were
managed tenporarily on a voluntary basis by the senior association, but
the association was uninterested in doing this permanently, because they
benefitted very little fromtennis courts. These comunities, |ike nost
ot her apartnment communities in Seoul, currently |ease tennis courts to
private firns.

Peopl e using el evators for noving in or out are easily nonitored
by residents -or guards, so that they are forced to use cargo-lifts
instead of elevators. Cargo-lifts may not be used for other purposes.
Al t hough each high-rise building has one or two cargo-lifts, their
operation requires at |least two authorized personnel and a fairly large
anount of electric power. The managenent office charges 10,000 to
20, 000 won (about $13-27) per day for the use of cargo-lifts. Cargo-

lifts are installed on the roof and are operated outside the building,
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so that their use is prohibited at night or in the heavy rain. |If
peopl e need to nove in or out at night or in the heavy rain, the
managenent office can allowthemto use elevators. |In this case, they

are charged the sane as for the use of cargo-lifts.

(3) M scellaneous restrictions

Al six communities inpose a variety of m scellaneous
restrictions. They restrict speed on community streets to 30 kiloneters
per hour with speed bunps and posted Iirr.it‘s. Many facilities for
children's play also have weight linmts. Security guards usually stop
their use by adults. Trash so large that the container lid will not
close is not to be placed in garbage containers. RCA official buildings
and senior centers may not be used after a designated tine, usually 10

p.m Al though access to official commnity buildings is open to any

‘resident during the day, however, use of roons and supplies is not

availabl e to ordinary residents, but only to nanagers, nanagemnent

enpl oyees, and assenbly nmenbers, or senior residents.

c. Use regulation by external authorities
Comuni ties al so have the option to involve external authorities

in use regulation. According to the bylaws of the six communities, the

assenbly chairperson is authorized to stop illegal behavior by force or
report it to appropriate governnental agencies. .ln general, persons who
intentionally destroy common facilities or conduct illegal business,

such as prostitution, can be reported to the police. Because the PDCHM
prohibits altération of the architectural design of apartnents w thout
pr i. or approval by the M nister of Construction, as well as keepi ng pets
in apartnments, these behaviors are illegal, not just contrary to
comunity rules. Communities can report househol ds that have altered
the architectural design of their apartnents without approval by the

Mnistry of Construction to the gu office. These househol ds can be
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fined. According to interviews with officials in the six conmunities,

no residents in the six communities have ever been reported to the
police for their violation of community rules or public law. In
general , however, throughout Seoul many apartment owners, who
arbitrarily have altered the architectural design of their apartnents,
have been reported to gu offices and fined.®

If a resident persistently does serious harmto neighbors in spite
of repeated warnings by the managenent office, the community may apply
to local courts for conpul sory sale of the apartnent by auction. This
rule is supplied in the Act on Oanership and Managenent of Conmon
Housi ng, together with the Housing Devel opnent Pronotion Act (Park and
Seo, 1989? Park and Kim 1991). According tothis act, one
representative owner, instead of all owners of the comunity, is the
plaintiff; the defendant is prohibited fromparticipating in the
auction. No instances of the compul sory sale of apartnents by |oca

courts were found in the six comunities.

4, Potential Institutional Problené Rel ated to Regul ation of Use

The six communities generally have two institutional problens'
rel ated to use régulation. First, although responsibility for use
regulation is del egated to managenent offices, it is actually very
difffcult for themto regul ate individual resident behavior. Al though
security guards are nostly responsible for enforcing regul ations, they
are very discreet and polite in approaching residents due to their
relatively | ow social and economc status. They usually bowto
residents; no inperative way of speaking to residents is permtted by
custom and physical force is out of the question

In particular, security guards l ocated in apartnent buil dings are
strictly nonitored, evaluated, and privately paid tips by building
residents, sothat it is very rare for security guards to single out

individual residents for regulation, except in the case of children. A
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strong sense of accountability on the part of guards to residents
inhibits and somewhat weakens enforcement. At the sane tine, however,
it encourages the accommodation of resident use through effective
nmanagenent of use situations.

Second, the lack of coercive neans for regul ation, such as fines,
is another institutional problemin use regulation. Even though-police
or local courts can be involved in use regul ation, none of the six
communi ti es have ever used nore than warni ng or persuasion with
persistent violators. As long as residents are not sanctioned, they are
able to resist conpliance. |If regulation by the nanégenent of fi ce does
not work, however, neighbors usually get involved in obtaining
conpliance fromviolators. In all six comunities, the second approach
works. For exanple, residents in Karak Hal | a succeeded in driving pets
out of the community after deciding in every Ban sang hwe on the same
day no longer to allow pets. fn Kar ak Wosung, residents get invol ved
in monitoring parked cars that lack community stickers. The inability
of the community to enpl oy coercive sanctions inhibits and weakens
communi ty-1evel enforcenent, but it encour ages reliance on the buil di ng-
level and on resident involvenent. 1In this context, use regulation in
the six communities occurs prinarily at the building ievel and t hr ough

the efforts of building residents.

5. Concl usi on _

Use regulations in the six communities are generally successful
Resi dents do not often resist regulation, even when their behavior is
greatly restricted. For exanple, it is evidently inconvenient for
residents to be unable to keep pets, install air-conditioners, or dry
cl ot hes because of community regul ations. However, they usually conply
with these regulations as long as other residents dp so.

Conflicts anong residents also are usually resol ved easily and

rapidly. In practice, only a fewconflicts are reported to nmanagenent
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offices. Neither police nor |ocal courts have been involved in

resolution of conflicts arising in the six connunities.

There are two sets of reasons for successful use'regufation in
these communities. First, regulation of use is facilitated by the
following prerequisite conditions: (1) supply of sufficient amounts of
common space and facilities at the devel opnent stage, (2) no increase of
users since devel opnent, and (3) successful access control, i.e., less
pressure on joint use.

Second, communities enploy a diverse set of alternative
regulations. 1In general, printed notices al one, such as newsletters or
war ni ng notes, are a weak nmeans of controlling persistent violators,
because they do not include a sanction. Comunities thus seemto rely
nore on face-to-face conversations with violators for the purpose of
persuadi ng or, sonetimes, shamng them Mitual regul ation by residents
t hensel ves, however, is even nore inportant in the communities. Mitual
regul ati on by acquaintances is quite effective in small groups. In
practice, use regulation at the building or ban level is usually
undertaken by buil ding residents rather than by nmanagenent offices. In
Ban sang hwe, not only are operational rules formul ated, but also
conflicts anong residents are expressed, discuésed, and resol ved.

Regul ations by residents, however, are based on unwitten social custons
to which all residents are wel |l accustoned, rathgr t han on mkitten
regul atory codes. ' _

Qperational rules related to use regulation are formul ated by
communities and are enforced by residents thensel ves, as well as by
managerment of fices. Mny conflicts are easily resolved anong residents
without the need for involvenment by a third party. Conflict resolution
inthe six comunities generally relies on nmutual understanding and
conprom se anong residents, rather than admnistrative and nanagenent
procedures controlled by the nanagehent office. Residents in these

communities "self-regulate" in using the commons.
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In particular, the relative success of use regulation at the
building level in the six comunities derives fromthe follow ng four
factors: successful access control at the building | evel; control of
managers and security guards by building residents; custonary norns in
operation; and the relatively small scale of regulation. First, access
control is nore effective at the building level than at the comunity
level. In high-rise buildings, access control is particularly strict.
Access to buildings by outsiders is effectively constrained, so that
| ess pressure on joint use exists at the building level. Second,
managers and security guards are under the control of residents.
Because guards are accountable to residents, they have incentives to
acconmodat e al | uses by residents, not sinply to enforce rules. Third,
customary norns in operation, particularly dom nance by seni or
residents, are effectively applied to building residents for regul ating
resi dent behavior. Fourth, the relatively small scale of building-Ievel
regul ation permts discretionary application of rules, instead of
bl anket restriction. Efforts to acconmodate uses, therefore, can be

nmade effectively at the building Ievel.
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D. Mai nt enance

1. Introduction

In addition to the individual efforts needed to naintain
apartnents, collective efforts are needed to maintai n comon spaces and
facilities to preserve or increase the value of apartnents. Mich of the
attention of cohnunfties, therefore, is allocated to nonitoring,

i nspecting, cleaning, repairing, replacing, and reconstructing
facilities in apartnent buil dings.

Qut of 438 apartment buil di ngs devel oped in Seoul from 1965 to
1973, 184 apartment buil dings (42.01 % had been torn down and
redevel oped by July, 1987. NMost apartment communities in Seoul did not
have formal organizations for collective acti on—RCAs—tntil the Banpo
Apartnment Community 1 was devel oped by KHC i n 1974 (Hyundai Jut aek,
1987). O the comunities devel oped since 1974 and to which t he PDCHV
appli es, none have been redevel oped to date—18 years later.

As discussed earlier, common-pool resources and facilities vary
according to the degree to which their degradatién can be nonitored and
the ease with which a degraded commons can be renewed. The degradation
of some types of common facilities in apartnent communities, such as
community streets or the exterior walls of buildings, is easy to
nonitor. However, the decay of hidden facilities |ike tubes, wires, or
underground facilities is quite difficult to detect, unless they are
regularly nmonitored by certified professionals. In addition, apartment
bui I dings and major facilities are very expensive to repair or replace
once they have lost their operational capacity. It is nearly inpossible
to do so with financing only by current residents. Mintenance
activities to slowthe deterioration of facilities and to prevent

apartrments fromlosing their market value are needed in any community.

Mai nt enance activities in apartment communities in Seoul are

classified admnistratively as routine and.speci al, as prescribed by the
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PDCHM "Routine mai ntenance" is generally undertaken daily, weekly,
nonthly, quarterly, sem-annually, or annually, on the basis of the
mai nt enance schedul es prepared by the managenent office.' It includes
not only preventive maintenance activities, but also repair and
repl acement. Supply systens for heating, water, and natural l|iquified
gas general |y conpose a majority of routine maintenance activities.
"Speci al mai ntenance" refers to replacement of major facilities,
such as boilers, oil tanks, water tanks, pipes, or genérators. Not only
are these facilities too expensive for current residents alone to"
replace, but they provide a streamof benefits over the long term
Speci al mai ntenance is performed on the basis ofllong-tern1naintenance
pl ans prepared by the managenent office and is financed by speci al
mai nt enance funds to which residents contribute on a regul ar basis.
I nspecting, cleaning, and repairing nmajor facilities, however, are

classified as routine naintenance, and financed fromnonthly fees.

2. Maintenance Activities

Mai nt enance of the grounds refers to work done on streets,
si dewal ks, parking | ots, |awns, gardens, fences, playgrounds, parks, and
trees; maintenance of apartnent buil dings, to hallways, stairs, |obbies,
el evators, roofs, and basenents; and nmai ntenance of supply systens, to

the water, heating, electricity, and LN6 |ine systens.

a. Mintenance of the grounds

Mai nt enance of the grounds in the six communities includes
nmai nt enance of the paved area, including occasipnal repai r of pothol es,
cracks, and other damages to the pavenent. It includes patching
streets, sidewal ks, and parking | ots, but none of the six comunities
has ever resurfaced the whol e paved area. In winter, snowand ice are
renoved. d eaning services, such as sweeping and trash collecting, are

performed in the paved areas every day. The connunities inspect and
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repair facilities on the grounds periodically. They keep the play

equi prent safe, replace street |ight bul bs, and repai nt benches.

deaning is one of maj or mai ntenance services in these facilities. The

mai nt enance of tennis courts is the responsibility of the private agents
who | ease them The nai ntenance of gardens, |awns, and trees includes
cl eaning, nmowi ng, pruning and trimrmng, weed and pest control, +
fertilizing, mulching, and watering. The grounds and facilities in
these comunities are in good condition, partly because they are
relatively less crowded and access by trucks or buses is strictly

control | ed.

b. Mintenance of apartnent buildings

The mai nt enance of apartnent buil di ngs i nvol ves both exterior and
interior mai ntenance. Procedures for roof maintenance are typical of
exterior nmai ntenance. The RCAs maintain the roof's water-resistance by
i nspecting themperiodically and coating the surface if necessary.
Repai nting exterior walls is provided on long-termplans. Interior
bui | di ng nai nt enance i ncl udes regul ar eIevator_naintenancé, repainting

interior walls, and cleaning stairs, hallways, and | obbies. Due to the

routine and frequent service provision based on mai nt enance schedul es,

apartment buildings in the six communities are in good condition.

c. Maintenance of the supply systens
Mai nt enance al so nmust include supply systens for water, heating, : i

electricity, and LNG Because it is difficult to nonitor these %

facilities, and it is very expensive to repair or replace themonce they .

have lost their operatipnal capacity, the comunities enploy engi neers

to inspect and clean these systens periodically, based on the

mai nt enance schedul es. Wil e replacenent of these systens is classified

A

as speci al mai ntenance, inspection, cleaning, and repair are classified

as routine maintenance by the PDCHM :
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3. Types of Maintenance Services

The distinction between routine nmai ntenance and speci al

) mai ntenance is an adninistrative classification prescribed by the PDCHM
In practice, routine maintenance incl udes fnspecfion, cleaning, repair,
and repl acenent. These different types of services are provi ded either

i separately or together

a. Inspection and cl eaning

11 Because mai ntenance activities are basically preventive in the

‘ sense that they may retard deterioration, they can and shoul d be
schedul ed in advance. Precise and periodic inspection of facilities may

prevent unexpected breakdowns. Mreover, comon areas that are kept

neatly cleaned indicate that the community is well maintained and that

each apartment unit is also clean, making the community a pl easant place
sinwhich to live. The appearance of the community directly affects the

current nmarket val ue of each apartnent.

Thé mai nt enance schedul e for inspection and cleaning is proposed
i to the assenbly by the nmanagenent office. It inéludes annual , seni-

y annual, quarterly, nmonthly, weekly, and daily inspection and cl eani ng
schedul es and budgets for the year. |Inspection and cleaning results are
reported by managers to the assenbly periodically. In addition, the

pr of essi onal managenent of fices in A ynpic Village and Karak Ha.ll a

- propose schedul es and report to their central offices, Hankook Housi ng

§ Managenent Conpany.

b. Repair and repl acement _
Repair and repl acenent are preventive if they are provided before

facilities |ose operational capacity; otherw se, they are provided on an

enmergency basis. A though repair and repl acenent are often supplied as
§ ener gency nai nt enance services, replacement services, in particular, are

; schedul ed in advance in sone cases. For exanple, street light bul bs,
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boiler filters, and flowers and trees are replaced periodically,

according to schedul e

Repl acenent of certain nmajor facilities is classified as specia
mai nt enance. According to Article 23 of the PDCHVM every apartment
conmunity to which this decree applies nust prepare long-term
mai nt enance plans on nmaj or comon facilities and collect reserve funds,
so called "special maintenance funds," for replacing these facilities.
These plahs are generally made for commmon facilifies, whose repair and
repl acement require a large anount of expense and which provide a stream
of benefits over the long term According to the decree of the Mnistry
of Construction, the facilities that nust be financed from specia
mai nt enance funds, are generators, transformers, high-voltage cables,

wattmeters, boilers, boiler-oil tanks, water tanks, pipes, and punps.

4. Deci sion-Mking Process
Al though assenblies and nanagenent offices are the principal

deci si on-nekers in the provision of nost nmmintenance services, various

organi zations within apartnment conmunities are also involved in the

deci si on-maki ng process, particularly if maintenance services are |arge
scale. The standard procedure for the provision of exterior repainting
is illustrative: |

(1) Once repainting exterior walls has been discussed in the comunity,
t he managenent office proposes a repainting plan to the assenbly
and announces it to residents. -

(2) The assenbly, tong and ban heads, wonen's association, and
managenent office collect residents' opinions and express their
opi ni ons.

(3) The repainting plan may be approved by a sinple majority of owners,
al though this step is not always required. For |arge-scale projects
that nust be financed by special maintenance funds, such as

repainting the exterior walls of all buildings, however, resident
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approval is customarily obtained prior to assenbly approval in the

; Si X comunities.

) (4) The approval given in Step 3 is confirmed by a sinple majority of
assenbly members. Even if Step 3 is omitted, the plan may be
approved by the assembly's deci sion.

(5) If the decision is affirmative, the managenent office selects
privéte pai nti ng agenci es through open bidding, and proposes themto
the assenbly. '

4 (6) The assenbly approves the selection by a sinple majority of its

: member s. Tong and ban heads and the women's association influence
deci sions made by the assenbly and managenent office. |

(7) The managenent office supervises painting agéncies and reports the

results to the assenmbly and residents.

5. Revenue and Expenditure

The revenues and expenditures for mai ntenance services differ
bet ween routine mai ntenance and special mai ntenance. The fundanenta
di fference between the two types of maintenance is that expenditure

precedes revenue in routine maintenance, while revenue precedes

expenditure in special maintenance

a. Routine maintenance

The naintenanée schedul e includes a budget for nmaintenance.
ﬁ However, revenues are raised, not according to how much is planned to be
expended, but according to how nmuch is qctually spent. In other words,
revenues are collected ex post through nnnfhly mandatory fees, and
l evied so as to equal expenditurés.

Expenditure limts for mai nt enance services, that is, anounts
specified in the bylaws that can be spent at the general manager's

_5' ' di scretion without prior assenbly approval, are strictly followed

Expenditures over a designated anount nmust be approved in advance by the
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assenbly. The expenditure limts vary among the six communities. For

exanpl e, in Changm , expenditures under 500, 000 won (about $700) do not
require approval by the assenbly. In A ynpic Vill age, ohly proj ects
over one mllion won or purchases over 500,000 won nust be approved in
advance by the assenbly. 1In addition, projects over five mllion won
and purchases over three nillion won nust be approved by the centra
housi ng nanagenent office, prior to assenbly approval. Open bidding
requi rements also differ among the comunities. [In Changmi, contracts
over one nillion won nust be nmade through open'bids. In Aynpic
Village, projects over two nmllion won or purchases over one million won
nust be deci ded t hrough open bi ds.

The assenbly's approval of the budget is equival ent to approval of
t he schedul e for nai ntenance services. But, even with neticul ous
mai nt enance schedul es, unexpected repairs and replacenents are certain
to be needed. For exanple, due to a stormor flood, there may be a need
for emergency care for fences, trees, or gardens. In an energéncy,
mai nt enance services can be approved by the assenbly after expenditure.
In the six comrunities, emergency nmai ntenance services are custonarily
allowed within 10 percent of the total budget for routine maintenance

servi ces.

b. Speci al mai ntenance funds _
There are two options provided by the PDCHM for cal cul ating the
assessnents assigned to each apartnent unit for the deposit of special

mai nt enance f unds.

Option A Communities |evy assessnents on every apartment unit for
speci al mai nt enance funds through nonthly mandatory fees. The arount of
the assessnment (A assigned to each apartnment unit with respect to each

common facility is calculated on the basis of unit size as fol | ows:

173




total amount for maintenance
during the planned period
A= % unit size
tctal floor size of the community
x 12 x planned years

Ootion B If the coomunity fails to adopt a Iong-tern1haihtenance
plan, the community's nonthly deposit for special maintenance funds nust
be at least 3 percent, but no nore than 20 percent, of the nonthly
average of the total expenditure for routine naiﬁtenance, el evat or
mai nt enance, and commn heating and hot water supply in the previous
year. (In the case of Chansil-I1, only the expenditure for routine
nmai nt enance is takea into account to calcul ate the special nmaintenance
fuﬁds, because it has no el evators nor heating and hot water .
facilities.) Al six commnities choose ption B instead of |evying on
the basis of |ong-termmaintenance plans.® The assessment assigned to

each apartnent unit is calculated as foll ows:

R+E+H unit size
a X
12 total floor space

0.03 <= a <=0.20
R expenditures for routine maintenance in the previous year
E: expenditures for elevator maintenance in the previous year
H expenditures for heat|n? and hot water supply in the previous year
total floor space: total floor size of the community

Thus the anmount pai d by each househol d depends on the size of
their apartment unit. The revenues fromuser charges nust al so be
deposited in speci al naintenancelfunds. The speci al mai nt enance funds
nust be deposited in the bank designated by the Mnistry of
Construction, i.e., the Korea Housing Bank. The use of these funds
requires the approval of both the RCA assenbly and the nayor of Seoul,
and its accounting is audited both by CPAs and the gu office once per

year.
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c. Conparative anal ysis of mai ntenance expenditure

Mai nt enance expenditure is conposed of all expenditures for
i nspecting, cleaning, repairing, and replacing services for the comon
areas within the community. The expenditure includes both salaries for
nai nt enance workers and costs for nai ntenance equi pnent and nateri al s.
If a contract is made for mai ntenance services, paynents to private
agenci es are included in mai ntenance expenditure. The buil ding
nmai nt enance expenditure differs between high-rise buildings and | owrise
bui | di ngs, due to el evator nai ntenance. The nai nt enance expenditure
also differs between individually-heated comunities and centrally-
heat ed connunifies, because heating systems conpose a | arge portion of
mai nt enance. I n conparing routine naintenénce expendi t ures,
ef fectiveness of naintenance cannot be measured by the size of
expendi ture alone. For exanpl e, high maintenance expenditure nmay
indicate | ess deferred nai ntenance, while | ow mai nt enance expenditure
may inply efficient maintenance. Conparison of expenditures, therefore,
does not necessarily reflect substantial variations by comunity
characteristics.

The routine.naintenance expendi ture includes both salaries for
mai nt enance enpl oyees and costs for mai ntenance equi pnent and material s
(see Table 5.5). The total expenditure for routine maintenance
correlates positively with size of community except for Chansil-I.
Chansi | =+ does not have a common heati ng system Exbenditures per pyong
are smaller in large comunities and larger in small comunities,
perhaps reflecting economes of scale. In'a rel at ed vein, the
percentage of the total community expenditure devoted to routine
mai ntenance is also negatively related to comunity size, except for
Chansl|-1. (The total community expenditure of Chansl|-I includes no
electricity, water, and heating, unlike the other five communities.)
The total nunber of naintenance enpl oyees appears to be large in high-

rise coomunities, while small in lowrise comunities, but the average
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S e w e e o e

Tabl e 5.5. Expenditures for routine mai ntenance services

i Community Units |Employ| Units/E Exp Exp/p | Dev't % Budg

i Olympic 5,540 78 | 71 807,340 | 3.46 1988 8.35

{ Chamsil-I 3,720 14 266 233,440 | 4.80 1976 45.65
Changmi 3,402 42 21 609,180 4.89 1979 14.37
Halla 00 8 113 105,630 | 7.73 1985 14,20
Woosung 838 15 =1 ] 167,470 7.63 1586 17.28
Chamsil-C 730 9 81 104,560 7.54 1976 26.56

The expenditure of Halla is the data of the 1989 fiscal year.

: Enpl oy: nunber of maintenance enpl oyees

il Units/E nunber of apartnent units per mai ntenance enpl oyee

' (= Units / Enpl oy)

Exp: the expenditure for routine maintenance services (in dollars)
Exp/ p: Exp per pyong (= Exp / total floor size in pyong)

Dev't: year of devel opnent _ .

% Budg: percentage in the total expenditure of the comunity
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nunber of apartnent units per mai nt enance enpl oyee appears to be small

in high-rise communities, while large in [owrise communities.

. The PDCHM di sti ngui shes both cl eaning and el evator mnai nt enance
fromroutine mai ntenance. No communities, therefore, include either
cl eaning services or elevator nmaintenance services in calculating the
nonthly mandatory fees for routine nmaintenance. Because cl eaning and
el evat or nai ntenance are inportant conponehts of preventive naint enance,
however, they are discussed in this section.

d eani ng expendi ture includes both salaries for cleaning workers
and expenses for cleaning naterials in Chansil-I, Chansll-C, and
Changmi, where cleaning services are produced i n-house. In Aynpic
Village, Karak Hal | a, and Kar ak WOosung, cl eani ng expenditure is
equi valent to the payments to private cleaning agencies. The 1990
expenditures for cleaning services in the six comunities are conpared
in Table 5.6. According to this table, the expenditure is related both
to community size and to production arrangenments. (Mre details about
the production arrangements for cleaning services are discussed in the
followi ng chapter.) Expenditure per pyong appears to differ between
large and small communities as well as between the two different
production arrangenents. Mre specifically, fdr‘large communi ties,
production by private agencies is |ess expensive per pyong. For snal
comuni ties, in-house production is |ess expensive per pyong. The
primary reason for the relatively small cleaning expenditure in Chansil -
Cis that the community does not provide cleaning services in apartment
bui I di ngs. (The production arrangenents f or cleaning in Chansil-Care
di scussed in Chapter VI.)

El evat or mai nt enance expenditure in O ynpic Village includes both
salaries for elevator engineers and costs for equi prent and material s,
while it is equivalent to the paynents to el evator conpanies in Changmni
and Karak Wosung. The total el evator nai ntenance expenditure appears

to be positively related to the nunber of el evators: A ynpic Vill age
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Tabl e 5.6. Expenditures for cleaning services

: Community Units Grounds Exp Exp/p Dev't Product
Olympic 5,540 | 163.64 | 380,000 | 1.63 1988 |contract
l Chamsil-I 3,720 45.88 | 80,500 1.66 1976 in-house
Changmi 3,402 48.68 | 215,700 | 1.73 1979 |in-house
Halla ' 900 10.60 45,600 3.41 1985 contract
, Woosung 83s 8.67 40,000 1.82 1986 contract
. Chamsili-C 730 22.01 11,600 0.84 1976 in—-house

; G ounds: size of the ?roun,ds (in acres) _

4 Exp: the expenditure for cleaning services (in dollars)
§ Exp/ p: Exp per pyong (= Exp / total floor size in pyong)
1 Dev't: year of devel opnent .

Units: nunber of apartment units

Product: type of production arrangenent

I
i
E
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with 207 el evators spent $127,000, while Karak Wosung with 14 el evators

spent $9, 300, in 1990 (see Table 5.7). The expenditure per elevator is
positively related to both coomunity age and the nunber of residents per
elevator: Aynpic Village deVeIoped in 1988 spent $613 per el evator
whi | e Changmi devel oped in 1979 spent $1,168, in 1990; furthernore, the
nore scarce elevators are, the nore expenditure per el evator. -

The revenue for speci al maintenance is equivalent to nonthly
assessnents for depositing special maintenance funds (see Table 5.8).
According to this table, except for Chansil-I and Chansil-C, |arger
comuni ties deposited nore funds than snaller conmmunities, while the
deposit per pyong appears to be smaller in larger communities. Chansil ™
| and Chansil-Cinvest in deposit per pyong at the lowest |evel. The
governnent requirement of a mninmumlevel of investnent as a percentage
of mai nt enance expenditures |eads to variation in investnent per pyong..

The low | evel of deposit in Chansil-1 and Chansi | - C al so deri ves
from anot her reason. According to the Housi ng Devel opment Pronotion
Act, apartment communities nmay not be redevel oped until 20 years héve
passed since initial devel opnent.’ Redevel opment of these two
commnities was attenpted before the 1988 Summer d ynpic Ganes by t he
net}opolitan government, on the ground that they do not match their
nefghborhood. Because these communities were devel oped in 1976 and | and
val ue in the neighborhood has greatly increased, there are already many
runors that they will be redeveloped in 1996. For these reasons,
residents have incentives to pursue the increase of apartnent val ue by
suppl yi ng new apartnents through redevel opnent, rather than to deposit
speci al mai nt enance funds.

Total mai ntenance provision includes routine nai nt enance,
cl eani ng, elevator nai ntenance, and speci al nmai nt enance. The'totdl
mai nt enance expenditures per pyong of the six communities are conpared
in Table 5.9. According to this conparison, Aynpic Village spent, the

| east per pyong for total naintenance provision, while Karak Hal |l a spent
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Table 5.7. Expenditure for el evator mai ntenance

Community {number of|res/ total T exp/ T exp/| Development
elevators|elev expend elevator| pyong
Olympic 207 27 127,000 613 0.54 1988
Changmi 41 a3 47,900 1,168 0.38 1979
Woosung 14 60 9,300 664 0.42 1986
res/elev: nunber of residents per elevator

t ot al

Deve

expend:
T exp/ el evat or:

T exP/pyong:

t ot al

t ot al
dol | ars)
t ot al
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expendi ture per pyong (in US dollars)
oprnent: Year of initial installation

expenditure for elevator nmai ntenance (in US dollars)

expenditure per elevator (= TE/ #of E) (in US




Tabl e 5.8. Annua

deposit of special

mai nt enance funds

Community Number of |Annual deposit Total deposit Development
unite of the funds per pyong year
Olympic 5,540 70,874 ¢.30 1988
Chamail~-I 3,720 3,112 0.06 1976
Changmi 3,402 43,551 0.38 1979
Halla 900 15,236 1.11 1985
Woosung 818 12,177 0.56 1986
Chamsil-C 730 888 0.06 1976

Al nonetary anmounts are reported in US dollars.
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t he nmost per pyong, whether total maintenance i ncl udes el evat or

mai nt enance or not. Except for Chansil-I, the percentage of tota

-comunity expenditure devoted to nmai ntenance is somewhat negatively

related to community size—targe communities spent |ess, whether total
mai nt enance includes el evator nai ntenance or not. This is consistent

wi th an econony of scale in the mai ntenance of comunities.

6. Institutional Problens in Mintenance
a. Deferral of maintenance _

Nhnagers.interviemed claimthat their communities tend to defer
mai nt enance. | n Changni, although the nmanagenent office found
nechani cal defects in 11 out of 39 transforner switches, the assenbly
did not approve their replacenent inmediately, because none of them had
stopped working at the tine. |In Chansll|-C, although the water pipes of
a particular building needed to be repaired, the assenbly refused to
approve their repair due to the expense.

Because of the assenblies' efforts to prevent an excessive
increase in nmandatory fees, maintenance services are somnetines deferred
if the expected mai ntenance cost is relatively high conpared to the |
financial capability of the coomunity. Deferral of maintenance
sonetines derives fromthe inability of assenblies to understand
technical problens related to mai ntenance. Assenblies, for exanple, may
ignore the technical judgnents of engineers on the need for repair or
repl acenent, as |long as breakdown is not immnent. Unless operationa
problens clearly exist, assenblies often refuse to provide repair or
repl acenent services if the costs are burdensonme. Assenbly nenbers
attenpt to reduce the short-term out-of - pocket gosts for mai nt enance
services. In general, deferral of mai nt enance appears often to resul t
froma difference of opinion between assenblies and nmanagers.

Mai nt enance services are sonetimes not deferred indefinitely, but

sinply del ayed.. Expenditure limts often delay mai ntenance. No
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Table 5.9. Total maintenance expenditures per pyong

Community| Units | Heating | Ele | Dev’'t| TME/p}{ TE % |-EME/p| -E %

Olympic 5,540 central yes 1588 5.93 14.33 5.3%9 {13.01

Chamsil-I| 3,720 individ no 1976 6.52 62.01 6.52 |62.01

Changmi 3,402 central | yves 1979 7.35 21.62 6.97 j20.49

Halla 200 individ | no 1985 (12.2%5 28.37 [12.25 |28.37

Hoosung g38 central |-ves 1986 [10.43 32.64 [10.01 }31.68

Chamsil-C 730 individ | no 1976 8.44 29.73 8.44 {29.73

Units: nunber of apartnent units

Heating: heating system

i ndivid: individua

Ele: Are there elevators?

Dev't: year of devel opnment

TME/ p: total mai ntenance expenditure per pyong (in dollars)

TE % percentage of total nmintenance expenditure in the total community
expendi ture

-EME/ p: total maintenance expenditure per pyong mnus total.elevator

mai nt enance expenditure per pyong (in dollars)

-E % percentage of total maintenance expenditure m nus total elevator

mai nt enance expenditure in the total community expenditure
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assenbly in any of the six comrunities has ever increased the anount of

spending allowed at the general manager's discretion. Conpared to

-apartment prices in Seoul, which have increased about ten tines during

t he past decade, expenditure limts have beconme nmore constraining. As a

result, even small and sinple maintenance services require conplicated

. adm ni strative procedures including assenbly approval .

In sone cases, the incentive to defer maintenance services derives
fromthe method of |evying mandatory fees for maintenance services. Al
the communities |evy general charges for naintenance on all apartmment
units. Even maintenance services whose benefits are restricted to a
single apartnent building are financed by nmandatory fees |evied
communi ty-wi de. For exanple, in Karak Whosung, conposed of 7 apart nent
bui I di ngs, the costs for nai ntenance services that are provided to a

singl e building have to be shared 1/7 by each building. By conparison

-indynpic Village, with 122 apartrent buildings, the costs for simlar

mai nt enance services can be spread over nore buildings and househol ds.
Even if é nmai nt enance project is provided only to a single building,
each building in this community pays only 1/122 bf its cost. In fact,
nmany conpl ai nts about the provision of maintenance services for a
particular building or area are reported to managenent of fices through
Ban sang hwe in snall comunities. |n consequence, snall communities
tend to defer maintenance until all buildings have simlar problenms, but
communi ty-w de mai nt enance services are nore readily provi ded.

No specific services for particular buildings, such as cleaning
the water tanks of particular buildings, pruning or fertilizing
particul ar gardens, or repairing particular elevators, were provided in
any of Karak Hal | a, Karak Whosung, or Chansil-Cin 1990. If a facility
of a particular building needs to be repaired, the sanme type of
facilities in other buildings are first inspected. For exanple, in
Karak Whosung, if a certain operational problemis found in a particul ar

elevator, all other elevators are usually inspected. In fact, equal
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anounts were spent on each elevator in 1990. |In Chansil-C, all gardens

were uniformy taken care of by the managenent offices sane f1 owers,
sane trees, and sane fertilizing. In Karak Halla, the mgjority of the
nmai nt enance services were repair of supply systens |ocated over the
community. In contrast, many mai ntenance services for particul ar
bui | di ngs were frequently provided in Aynpic Village and Changm . On
the other hand, in large communities, maintenance services are often

provi ded at the building or block |evel as necessary.

b. Corruption

Corruption of nmanagers is also a problemarising frommai nt enance
services. The assenblies and managenent offices of |large communities,
inparticular, deal with [arge budgets. Large communities generally
rely on a snmall nunber of board nenbers and managers. In fact, nost
cases of ‘corruption in the 1980's were found in | arge-size conmunities,
éuch as Chansi| Chugong Apartnent Community 5 with 3,930 units,® Shin

Banpo Apartnment Community 4 with 2,640 units,®

or Doonchon Apart rment
Community with 5 940 units.® Drawi ng on newspaper accounts, three
types of corruption occur: (1) departnent or section nmanagers enbezzl e
sone portion of the coomunity budget; (2) general nmanagers receive side
payrments fromprivate firns awarded contracts; and (3) chairpersons or
treasurers and accounting managers cooperate to nani pul ate the bal ances
of the community accounts. The cases have been generally di scovered
through police investigation upon requests by residents.

A related problemis nonitoring perfornmance in nai ntenance
services. Residents and assenbly nenbers nonitor both the nanagenent
office and private service agencies. Tong and ban heads and t he wormen' s
association are also quite active in nonitoring service production. The
nanagénent office nonitors service production by private service

agenci es through security guards and rmanagenent enpl oyees in charge.

However, nanagers are generally very reluctant to report poor
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perfornmance in naintenance to either residents or the assenbly, because
they do not want to expose the nanagenment office itself to
investigation. Central housi ng managenent agencies are al so responsi bl e
for nmonitoring perfornmance, but they al so have incentives to hide poor
performance by its managenent offices in o}der to keep a good reputation
i n the housi ng managenent busi ness.

Wien residents and the assenbly attenpt to nonitor perfornance,
they often have difficulties, due to a | ack of sufficient technica
know edge. For this reason, Chansil-Cand Changni have organi zed
engi neering comittees conposed of assenbly neﬁbers who are
know edgeabl e of engineering for the purpose of nonitoring the

managenent office nore effectively.

c. Problens in special maintenance

There are two levels of incentive structure related to speci al
naintenance._ e refers to the benefit froml ong-termnai nt enance, and
the other refers to the use of speci al nai ntenance funds. Individual s
do not receive short-termbenefits fron1cohnunit§ expendi tures for |ong-

termnai ntenance. Benefits instead go prinarily to future residents,

not current residents. At least 30 percent of the residents of

apartnment communities change their place of residence annually (Seoul
Metropol i tan Governnent, 1990). Table 5.10 shows rel atively high noving
rates i n Seoul, Songpa-gu, and Chansl| 2-dong in 1989. Communities,
therefore, have incentives to mnimze expenditures for |ong-term

nmai nt enance.

Tenant-residents, in particular, may nore often oppose expensive
and/ or |ong-termnai ntenance services. Because special maintenance
services are aimed at the preservation or increase of apartment prices
rather than the convenience of living, tenants are even | ess cooperative

with their provision.

The special nai ntenance tUnd required by the PDCHM i s designed to

186




Tabl e 5.10. Moving rates in Seoul, Songpa-gu, and Chansil 2-dongin 1989

Population

Movers=in

Movers-—out

Seoul

10,576,794
{100.00 %)

3,049,117
(28.83 %)

2,893,218
(27.35 %)

Songpa-gu

625,509

(100.00 %) -

264,967
(42.36 %)

186,810
(29.87 %)

Chamail 2-dong

17,991
(100.00 %)

4,918
(27.34 %)

5,212
(28.97 %)

Sour ce:

Seoul
Book, Vol .

Met ropol i t an Gover nnent
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address this incentive structure. Instead of requiring only those

resi dents who happen to be nenbers of a community to pay for a najor
repair or replacenent project, the fund attenpts to distribute this
responsibility evenly across all menbers at all points intime. In any
given year, the menber of a community woul d have incentive to shirk, by

wi thhol ding their contribution to the fund. The incentive structure is

" therefore one that depends on mandatory contributions to the fund

enforced by officials external to the community.

Consi stent with this incentive structure, the assenblies of all
six comunities levy the small est assessment they can on each apart nent
unit. Although Option Bis permtted only on a tenporary basis, all six
comuni ti es choose Qption B and deposit the least anmount allowed. They
choose Option B both because it allows much Iomef assessnents and
because it is very costly to prepare |ong-termnaintenance plans for all
maj or common facilities, as required by ption A. Qi offices do not
have effective nmeans to sanction apartnent communities even if Qption B
is continued indefinitely.

In addition, commnities are required to deposit the revenueé from
user charges in special maintenance funds. But, they often deposit the
revenues fromuser charges in general purpose accounts instead.
According to the 1990 annual investigation of apartnent communities by
the Songpa-gu office, all six comrunities m sused user-charge revenues

by depositing themin accounts other than special naintenance funds.

Once a special mai ntenance fund has been deposited, an entirely
different incentive structure is created. There are then incentives to
depl ete the fund—using the fund for short-termmai nt enance—thus
robbing the future. A community has incentives to use as nuch of the
speci al mai ntenance fund for short-termmai ntenance as possible. Such a
strategy woul d ninimze the expenditure nmade by current residents for
mai nt enance overall. Mnagenent offices of the six comunities,

therefore, sonetines make nore withdrawal s than actually required by
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overestimating the budget and deposit the unused money in genera

purpose accounts. Those revenues that are diverted from specia

mai nt enance funds are sonetines used to provi de additional conpensation

t o managers and assenbl y nenbers.
For this reason, |legal constraints have been introduced to limt

wi thdrawal s fromspeci al naintenance funds. The nanagenent office nust

bbtain the approval of the assenbly and report to the gu office in order

to make withdrawal s. In addition, the accounts of special maintenance

funds are audited by both independent CPAs and the gu offi ce.

7. Concl usion
Al six comunities have some problens in providing special

mai nt enance services. They have deposited only minimal anounts of

speci al mai ntenance funds by choosing Qption B (mentioned in the above)
since they were initially devel oped. The Songpa-gu office strongly
urged all six communities to nmake | ong-termnai nt enance pl ans and to‘
collect the funds on the basis of ption A (mentioned in the above)
during the 1990 annual investigation. No communities, however, have
conplied wi th these requests.

On the other hand, routine maintenance services in the communities

are generally successful. Effective routine naintenance may depend on

the following prerequisite conditions: (1) access contro
(2) technol ogy, and (3) finance. First, unless access

and-use

regul ati on,
and use regul ation are undertaken, common facilities in
As a result,

control
apaftnent communi ties woul d be nmore crowded or depl et ed.

their mai ntenance may cost nore. As discussed in the previous sections,

bot h access control and use regulation in all six communities are fairly
Second, the communities organi ze managenent offices for the
Managenent of fices

ef fective.
provi sion and production of maintenance services.

enpl oy qualified engineers and keep appropriate equi pnent as the PDCHM

requires, and seemto be nostly engaged i n nai ntenance activities.
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Consi dering that managerent offices are often called "naintenance
centers" in Korea, nanagenent offices in apartnent comunities are
nostly engaged in mai ntenance activities. Third, maintenance activities
are financed by nonthly mandatory fees. No communities have serious
difficulty in collecting mandatory fees. Al six comuniti es,

therefore, appear to satisfy the three prerequisite conditions and to
"per f ormmai nt enance services as scheduled. In the six communities,
routine mai ntenance i s successful, but special maintenance, i.e.

deposit of special maintenance funds, is not as successful.

- To conclude, the six comunities are able to act collectively to
provide routine mai ntenance services at appropriate |evels by governing
thensel ves. On the other hand, they are able to act collectively to
provi de speci al mai ntenance services only by depending on externa

authorities.
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E. Concl usion

Access control, use regulation, and mai ntenance, all are
successful in the six communities. According to the findings of this
study, all six communities are nmuch |l ess crowded t han their nei ghbors,

though of fering many incentives for people to gather, and are perceived

*as safe places to live. D verse types of uses are well accomodat ed

within the communities, and conflicts in use anong residents are

resol ved easily and rapidly without recourse to external authorities.
Al common areas and facilities are nonitored, inspected, cleaned,
repai red, and replaced periodically as schedul ed by managenent offices.

I n undertaki ng access control, use regulation, and maintenance
services, the six communities not only formnulate operational rules and
enforce them but also enploy various neans in resolving collective-
action problens. In general, access control and naintenance are
undertaken at the community |evel, while use regulation occurs prinarily
at the building level. They enpl oy managers, engineers, and security
guards, publish newsletters, contact individual residents and
househol ds, nonitor all common spaces and facilities, and, occasionally,
get external authorities involved.

The communities incur costs for all types of benefits to be
gained. The costs are conposed of the out-of-pocket costs for
enpl oynment, purchase, and contracts and various types of inconveniences.
The out - of - pocket costs are plain to neasure for maintenance, but
difficult to do for access control or use régulation. Many
i nconveni ences are offset by the benefits fo be gai ned fromcollective-
action. The communities make various physi cal and institutiona
arrangenments in the efforts to save the costs. In particular, théy

attenpt to manage the overall collective-action situation, rather than

sinply enforcing rules. Institutional arrangenents related to various
community services will be discussed in detail in the next chapter.
191




[ AU oL

1. In addition to access control, they receive postal packages on behal f

of residents, care for plants of resi
control parking | ots.

building "office."

Access control

ents during |ong absence, and
is only one of their tasks as a

2. The nunber of residents is estimated by multiplying the nunber of
apartment units by 4.5. '

3. Inarelated vein, in Eunma Apartnment Community |ocated i n Kangnam
gu, wonen in the prostitution business have been evicted fromthe
such as untidy dress or

community by nei ghbors for trivia

t he use of vul gar |anguage on el evators.

4. The use of cars in Seoul

nunber of cars in Seou

i ncreased

1989 (Seoul Metropolitan Government, 1990).

5.'[Chung-Ang 11 bo] Daily News, July 29,

6. Here is an exanple of a long-termplan for special

m sbehavi or

1992.

has expl oded during the |ast decade. The
rom 377,220 in 1984 to 991,290 in
This trend has conti nued.

mai nt enance.

Because none of the six conmmunities makes |ong-termmai ntenance pl ans,
0 Apartment Community |ocated 1 n Kangnam gu i s shown
bel ow (Park and Kim 1991: 285):

t he case of Banpo

Facility Sust ai nabl e ‘Tot al Annual Mont hly
years expendi ture deposi t deposi t
high—voitage
cable 30 24,843 705 828,200 69,024
tanst-orABr 17 5+~-138400—1—3-361-082—1—=280-000
generat-ox 16 18,918,900 11824311 .08 536
luat Lot or [ 1R’ 702 2N 2 Qw? ’9797_’)’)’)
boi | er-oi |
t ank 30 10, 560, 000 352, 000 29, 333
wat er tank 25 67, 393, 458 2,695, 738 224, 645
boi | er 15 126, 885, 000 8, 459, 000 704, 917
pi pe 15 40, 895, 734 2, 726, 382 227,199
punp 10 19, 879, 035 1,987, 904 165, 659
Total Amount 383, 272, 540 24,943, 489 2,078, 624
Al nonetary amounts are reported in won. The annual deposit is

determ ned fey dividing tota
of sustainable years.

expenditure (for replacenent) by the nunber
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The standard procedure for the redevel opment of apartment comunities
is as follows: ‘

(1) Designation of a community as a redevel opment area by the
nmet ropolitan governnent.
(2) Organization of the redevel opnment conmittee by 5 to 20

apartnment owners.
(3) Decision on redevel opnent by a two-thirds majority of

communi ty nenbers.
(4) Selection of the agent for redevel opment through open bids.

(5) Establishnment of the bylaws and detail ed plan for

redevel opnment .
(6) Establishnment of the redevel opment associ ation by al

comuni ty menbers. .
(7) Application for redevel opnent pernmit to the nmetropolitan

gover nment .

[Chosun Il bo] Daily News, April 15, 1984.
[ Chosun Il bo] Daily News, April 16, 1984.
[Dong-A | I bo] Daily News, May 19, 1984.

<<

[ Hankook 11 bo] Daily News, March 7, 1987.
[Dong-A Il bo] Daily News, March 12, 1987.

[ Hankook 11 bo] Daily News, March 7, 1987.

193




Chapter Vi
APARTMENT COMWUN TI ES AS SERVI CE PROVI SION UNI TS
N THE PUBLI C ECONOW OF SEQUL

The purpose of this chapter is to examne the role of the six
communi ties as service provision units in the context of the public
econony of Seoul. Service provision refers to collective choices that
determne the types and anounts of community servi ces, means of revenue-
rai sing, and production arrangenments. Al six comunities provide a
variety of services: maintenance, security, cleaning, pest and rodent
control, heating, and fire prevention. Many of these services are
typically provided by |ocal governmnents. fhe comuni ties nmake
col I ecti ve deci sions about whether to provide the services, hownuch to
provide, howto raise revenues for providing the services, how nuch
revenue to rai se, and what arrangenents to make for producing the
services. Inthis sense, the apartment communities are basically

servi ce provision units.

A Types of Community Services

Al six communities studied provi de nmai nt enance, security,
cl eaning, pest and rodent control, heating, fire protection, gardening,
sports facilities and programm ng, senior welfare, flood prevention,
life safety, and environnental protection.’ Sone‘of t he services, such
as nmai ntenance, security, cleaning, and pest and rodent control, are
nmandat ed for provision by the commnity by the PDCHM  Mi nt enance and

security services were described in Chapter V. This section descri bes

cleaning; pest and rodent control, heating, fire, and garbage collection

Servi ces.
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1. deaning

The six comunities provide cleaning services for common areas—

the grounds, buildings, and the supply systens.  eaning services in

" each apartment unit are provided by each househol d. Garbage coll ection

services are not included in cleaning services of the community inthis
study, because these services are externally provided by gu offices and
produced by either gu offices or private garbage collection agenci es.
However, trash collection fromtrash cans that are |ocated on streets,
si dewal ks, hal I ways, and parks of the community is included in cleaning
servi ces.

Chanszl - C | eaves the provision of cleaning services in part to
individual residents with the intention of reducing mandatory fees for
cleaning. 1In fact, both the total expenditure and expenditure per pyong
devoted to cleaning by this community are the smallest anong the six
communi ties (éee Table 5.6). Residents provide floor cl eani ng services
at the ban level either by jointly enploying cleaning workers or by
pr oduci ng cl eani ng services thenselves. Al ban in this comunity
maintain the stairs and | obbies |ocated in their ban boundaries free of
littering or staining.?

Running through A ynpic Village is a streamnot owned by the
community, but is the property of the city. This stream if polluted,
‘woul d cause a negative environmental inpact on this comunity. Al though
fornal responsibifity for cleaning the streamis not assigned to A ynpic
Village, this community provides cleaning services for the streamarea
within the community boundaries. The nanagers and enpl oyees of this
community are engaged in the production of these services, together with

the civil servants of ‘the Oryun-dong office, on the 1st and 15th days of -

every nont h.

2. Pest and Rodent Contro
The six comunities provide pest and rodent control services in
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bot h common areas and apartnent units at |east once a nonth.
Insecticide is sprayed, and poi sonous powder is placed, in designated

j pl dces, such as gutters, sewerage system garbage containers, basenents,

grass, and trees, as schedul ed by managenent offices and approved by
assenblies. In the sumer, insecticide is sprayed in the open air.
Communi ties provide pest and rodent control services for each apart nent

unit as well as in common areas.
~Because pest control services may generally have external effects
beyond t he community boundary, they are al so provided redundantly by

governnental agencies. Spraying of insecticide by air is an exanple.

If the delivery of services in an apartment community has positive

h external effects on its surroundi ng nei ghborhood, there nay be
governmental subsidies. Wth an one-tinme subsidy fromthe Songpa-gu

i office, for exanple, A ynpic Village provided pest control services in a
-smal | woods | ocated within the community, on the ground that the woods

i is close to the AQynpic Park. The community nemsletter i ndi cates the

{i tenuous nature of this relationship:

Sprinkled insecticide in our community woods. (My, 1990)

L By the request of our conmunity to the Songpa-gu
1, office on May 7, 1990, 44 workers of the Departnent of
1 Forest of the gu office sprinkled insecticide in our woods
B fromMay 25 to 28. Because this 20-acre woods is owned by
A our residents, it was very difficult for our representatives
A toget aid fromthe gu office. But, we insisted that nany
& foreigners visit the adjacent Qynpic facilities including
B the dynpic Park and our connunltﬁlafter the 1988 Summer
| Aynpic Games. According to one high-ranking official of
g the gu office, they gave a subsidy to us in terns of

i national interest, but would be able to ?lve no nore support
g tous. It is tine that we nake our own long-termplan for
| pest control in the woods....

} Referring to Table 6.1, total expenditures for pest and rodent
{_F control services in the six conmunities are related to both the ground
X size and floor space of the community: communities with |arger grounds

. and floors spent nore than those with smaller grounds and floor space.

[ However, both expenditure per pyong and expenditure per unit are
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Table 6.1. Expenditures for pest and rodent control services
coﬁmunity grounds| floor | units exp exp/u exp/p| mgnt
Olympic 163.64 | 170.62 | 5,540 168,700 30.45 .72 pro
Haila 10.60 11.25 S00 9,300 10.33 .67 pro
Chamail C 22.01 11.31 730 &, 800 9.32 .49 salf
Woosung B.67 18.23 g3g &,700 8.00 .31 salf
Changmi 48.68 101.69 3,402 25,500 7.50 -20 self
Chameil I 45 .88 38.65 3,720 4,200 1.13 .09 salf

rounds: total
| oor: tota

_size of the grounds
si ze of the floors

units: nunber of apartnent units _ _
exp: total expenditure for pest and rodent control services (in dollars)

exp/u: expenditure per apartnent unit, i.e., average mandatory fees

l evied on each apartnent unit
exp/ p: nandatory fees |evied per pyong.
e

mandat ory fees vied on 30-pyong apartnent unit is to multiply

this anount by 30.
ngnt: nanagenent type

To cal cul ate the anount of e
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unrel ated to size indicators (including nunber of_units), but differ
between two different types of nanagenent éysten1 prof essi onal | y nanaged
communities spent nore than sel f-organi zed comunities. For self-

organi zed communities, smaller comrunities did spend nore either per

unit or per pyong than |arger comuniti es.

3. Heating

Heating services include both supplying heat to apartnent units
and supplying each unit with hot water. Anong the six comunities,
Chansl | -1 does not have a central heating system therefore, heating
services are not provided at the community Ievef, but by each househol d,
and, this comunity does not |evy nandatory fees for heating.

El sewhere, heating expenditure includes both electricity and fuel used
for operating boilers.

Tabl e 6.2 conpares the five comunities (omtting Chansl|-1) with
respect to expenditures for heating oil in the 1990 fiscal year.
According to this table, total expenditures per pyong appear to be
negatively related to comunity size: large comunities generally spent
| ess per pyong for heating oil than small comunities. Expenditure per
pyong is also related to-building type: it is lower in high-rise
buil dings. There seens to be an econony of scale in the production of

heati ng servi ce.

4. Fire Protection

Al six coomunities provide fire services, which include small -
scale fire extinguishing, fire alarmng, calling fire agencies, saving
human life and property, and first-aid treatnment. The communities
regul arly undert ake fire(drills on the day of civil defense practice,
called "M nbangw Hul | yon," which is held nine times a year under the
control of the Mnistry of Domestic Affairs.?

Security guards posted in apartrent buil dings are responsible for
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Table 6.2. Expenditures for heating oi

Community Units BLDG Exp Exp/p

Olympic 5,540 high-rise 1,688,000 7.22

Changmi. 3,402 high-rise 855,400 6.86

Halla 900 low-rise 123,300 5.01

HWoosung 838 high-rise 177,100 8.07

Chamail C 730 low-rise 194,700¢ 14.04
Chansil -1 is excluded fromthis table because it is not a centrally-

heated comunity.

Units: nunber of apartnent units of the community

BLDG architectural type of apartment buildings of the comunity

Exp: total expenditure for heating oil (in dollars)

Exp/ p: average expenditure per pyong for heating oil (in dollars)
(To calculate the average nonthly fees for heating |evied on each
apartrment unit, multiply this figure by the size of the unit

i n pyong.)
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mai ntai ning fire equi prent, such as fire alarns, fire hoses, fire

val ves, and fire extinguishers, which are located in and around
apartment buildings. Mjor inflammable facilities, such as boilers,
fuel tanks, and electric systens, are nonitored by those in charge of
operati on. Fire protection systens in apartment communities are checked
by governnmental fire agencies both regularly and without prior
notification.

The fire services provided by the apartment community appear to be
relatively effective, conpared to areas other than apartnent communities
(see Table 6. 3). Songpa;gu consists of 70.1 pertent residential area,
but only 1 out of 3 fires took place in fesidential areas from 1985 to.
1989. Wthin the residential area, the housing stock consists of
apartments (68.6 %) , detached houses (25.0 %) , and ot her type housi ng
(6.4 %) , but only 1 out of 3 fires inthe residential area took place in
apartment communities during the sanme period. In other words, only 1
out of 9 fires in Songpa-gu occurred in apartment commrunities, which

conpose about half of the district.

5. Garbage Col | ection

Gar bage coll ection services in Seoul are provi ded by gu .offices.
Qu offices determne the types and anounts of garbége col l ection
services and arrange for production. Decisions about the size of fees
and how to levy themare made directly by the netropolitan governnent.
Garbage col l ection fees are determned on fhe basi s of both house size
(unit size in apartment communities) and the amount of property tax, as
prescribed by city ordi nance.

Gar bage col | ection services in apartnent communities were provided
by the communities thensel ves until 1990. Conmmunities |evied mandatory
garbage collection fees and collected themnonthly. The comunities
al so nade .t heir own production arrangenents. Because | ow status

apartnment communities had less financial capacity to provi de garbage
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Table 6.3. Fire records in Songpa-gu

Total cases Cases in Cages in
datached houseaes apartments
1985 248 44 (17.74, 54.32) 37 (14.92, 45.68)
1986 301 74 (24.58, 68.52) 34 (11.30, 31.48)
1987 309 72 (23.30, 68.57) 33 (10.68, 31.43)
1988 213 47 (22.07, 71.21) - 19 ( 8.92, 28.79)
1989 233 . 49 (21.03, 68.06) 23 ( 9.87, 31.94)

The left-hand side figures in the parentheses indicate the
percentage of the total nunber of fires in Songpa-gu

The ri?ht—hand side figures in the parentheses indicate the
percentage of the total number of fires in the residential areas of
Songpa- gu. :
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col l ection services conpared to high-status apartment comuniti es,
however, gu offices have taken over garbage collection services in all
areas since 1991.

Garbage collection fees differ between | owstatus communities and
hi gh-status communiti es because they are inposed-on a graduated scal e,
wher eas garbage collection costs do not differ as mich between the two
comunities. Because garbage collection business is relatively |less
profitable in |lowstatus comunities, private producers have incentives
to do business only in high-status comunities. For this r eason,
garbage collection services tend to be produced by gu offices in | ow
status commnities, but by private producers in high-status communities.
At present in Songpa-gu, in fact, garbage éollection services in | ow
status apartnent communities, such as Chansil-1, Chansil-C, and Karak
Hal | a, are produced by the gu office, while the services in high-status
apartment communities, AQynpic Village, Changni, and Karak Whosung, are
produced by private agenci es.

The node of collection is determned by the community. Three
different ways of pick-up are found in the six comunities. In Chansil -
I and Chansil -C, garbage cans are pl aced ih front of each apart ment .
bui I di ng entrance: Gar bage workers nove garbage ‘fromthese cans to
| ar ge gontainers | ocated at the center of the community. These
contai ners are renoved by garbage trucks. |In Changmi, Karak Halla, and
Kar ak Wosung, garbage containers are | ocated around buildings, and are
pi cked up by garbage trucks. In nynpic Village, three or four garbage

cans are located at underground entrances.

B. Revenue Rai sing

Regardl ess of the institutional or physical variations anong

apartment communities, all six comunities are able to act collectively
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to raise revenues. As discussed earlier, the six comunities collect

nost revenues through nonthly mandatory fees after maki ng expenditures.
No serious problenms in collecting the nonthly fees have been reported in
any of the six communities. |f necessary, apartment communities may
coerce payment fromhabitually defaulting residents by requesting |oca
courts to order the conpul sory sale of their property (discussed |ater
inthis chapter).

There are two ways of revenue raising in the communities:
mandatory fees and user fees. Mandatory fees are assessed in various
nodes, based on physical characteristics.

First, with respect to security services, the assessnent of
mandatory fees differs greatly between |owrise buildings and high-rise
bui | di ngs because buil ding guards are located only in high-rise
bui I dings. Chansil-1, Chansil-C, and Karak Hal | a do not enpl oy bui | di ng
guards, so that nonthly mandatory fees for security services in these
comuni ties are |levied comunity-wi de on the basis of unit size. Here
is the method of cal culating the assessnent (A) of nonthly nandatory

fees levied on each apartment unit in these |owrise conmunities:

total expenditures
for security services
A= x size of each apartment unit
total unit size of
the community

Each unit pays a proportionate share of total exbenditures based on unit
sSi ze.

On the other hand, A ynpic Village, Changm, and Karak Wosung
| ocate security guards in each apartment building as well as at
community entrances or on patrol. Thus, these communities add the
expenditure (B) for security services at the building Ievel to t he
expenditure (E2) for community-w de security services. Here is the
nmet hod of calculating the assessnent (B) of nonthly nandatory fees

I evied on each apartnent unit in these high-rise communities:
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El E2
B = + x size of each
total unit size total unit size apartment unit
.of of
the building - the community

The assessnent of nmandatory fees for heating services, however,
does not distinguish between top floors and bottomfloors, even though
roomtenperatures differ between them Because the hot water for
heating is circulated fromthe top to the bottomin centrally-heated
apartment buil di ngs, indoor tenperatures differ between top floors and
low floors, particularly in high-rise buildings. 1In spite of the top-
down circul ati on system the method of assessing the nmandatory fees for
heating services is the same for all floors. Controversies over the
heati ng charges between different floors sometimes occur in apartnent
comunities.® On the other hand, nandat ory fees for hot water supply,
unli ke heating services, are levied on the basis of the amount of use
just like electricity, water, and LNG char ges.

The assessnment of mandatory fees for cleaning services and pest
and rodent control services is based only on unit size. The nmethod of
calcul ating the assessnent of the nmandatory fees on each apartment unit
is the sane as the nethod to calculate the anount (A) for security

servi ces.

C. Production Arrangenents

The six communities make two different types of production
arrangenents: in-house production and contracting with private agencies.
In general, the six commnities choose in-house production for nost

servi ces, except for pest and rodent control and pollution nmeasurenent.
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1. I n-house Production

Security, heating, and fire services are produced in-house. Al
six communities enploy their own security guards and engineers. The siXx
communi ties not only organi ze their own managenent offices, but also
keep the equi pnent for service production,las requi red by the PDCHM
Managenent offices vary greatly in size; for exanple, Aynpic Village
enpl oys 535 peopl e, while Chansil-Cenploys only 17 people. dynpic
Vil lage spent $4, 275,500 to operate the nanagenent office, while
Chansi | - C spent only $122, 700, in 1990.

Regar dl ess of organi zational variation, apartment comunities are
service production units in the sense that they produce security,
heating, and fire services by their own enployees and facilities.
Security services are produced primarily by security guards; heating
services are produced by engineering departnents or sections; fire
services are produced by fire forces that are conposed of managers and
some enployees under the direction of governnental fjre agenci es.

Besi des these community services, routine nmaintenance services are
produced i n-house by mai nt enance personnel'in'alf Si X comunities.

O eani ng services also are produced- by the cl eani ng workers enpl oyed by

t he nanagenent office in Chansil -1, Chansil-C, and Changm .

2. Production by Contract

Pest and rodent control is the nost common community service
produced by private agencies. None of the six comunities produce pest
and rodent control services in-house. Only licensed agencies are
al |l owed by the government to produce pest and rodent control services.

'Afl six communities contract with private agencies for the production of
t hese services, instead of enploying |icensed personnel and keeping the
vari ous types of equipnent required. The contract generally is made for
a package, which includes personnel, equipnent, and rmateri al s.

Al t hough personnel and equi prrent for.these' services are supplied
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by private agencies, the assignment of personnel and their super vi si on
are the responsibility of managenent offices. Their performance in
common areas is generally nonitored by security guards. Performance in
each apartment unit is nonitored by individual residents. The anount of
service produced nmust be reported to gu offices every nonth.

Mai nt enance services are sonetinmes produced by private agenci es.
In general, if service scale or technol ogy i s beyond the capability of a
singl e managenent office, or for some other reason in-house production
is nore costly than production by private agencies, communi ti es nmake
contracts with private agencies. Large-scal e naintenance services, such
as repainting exterior walls or replacing pi pes, are usually produced by
private agenci es, because they are beyond the production capacity of the
managemnent office in any of the six comrunities.

However, not all |arge-scal e mai ntenance services are produced by
private agencies. Apartnent comrunities sonetines request gu offices to

hel p themwi th | arge-scal e equipnentf such as snowpl ows or water punps,

in case of energency. Self-organized conmmunities rely nore upon gu

offices for énergency servi ces than professionally managed communiti es.
The prof essi onal managenent of fices of A ynpic Village and Karak Hal |l a |
someti mes use the personnel and equi prent of the central agency for the
production of mai ntenance services that are beyond their production
capacity.

El evators are maintained by |icensed experts only. dynpic
Vill age, which has a professional managenent office, enploys experts
recruited by the central agency. On the other hand, Changmi and Kar ak
Woosung, whi ch have sel f-organi zed nmanagenent of fices, contract with
prof essi onal el evator conpanies instead of directly enploying el evator
engi neers. '

O eaning services are al so produced either by contracting with
private agencies or by enpl oying cl eaning workers in the managenent

office. Judging fromthe six comunities, professionally managed
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communi ties, such as Aynpic Village and Karak Hal | a, contract for

producti on, whereas sel f-organi zed communities, such as Chansil-1,
Chamsi | -C, and Changni, tend to organi ze production in-house. However
Kar ak Whosung, a sel f-organi zed community, also contracts with a private.
cleaning agency. |In addition, the three communities that produce
cleaning in-house are ol der, while the three coomunities that contract

W th private agencies are newer.

d eani ng workers in Chansil -1, Chansil -C, and Changm are
tenporarily enployed on a daily basis, because of limts on the maxi num
nunber of managenent enpl oyees prescribed by the community byl ans. Al
six communities attenpt to reduce incidental expenses, such as health
insurance fees or retirement grants, for regul ar enpl oynent by either
usi ng tenporary enpl oyees or contracting with chéap private cleaning
agenci es.

C]ynpié Village contracts with three private cl eani ng agenci es.
These agenci es provi de cl eaning services for buildings, streets,
si dewal ks, parking | ots, gardens, parks, and playgrounds. C eaning
services for nmechani cal systens, such as boilers and pipes,, and wat er
and sewerage systens are regul arly produced in-house by the mechani cal
engi neering department. The chimmey is cleaned by another private
pr of essi onal _agency once a year.

Managenent of fices thitor per formance i n cl eani ng services, even
when cl eani ng mofkers are enpl oyed by private agencies. Above all,
cl eaning services are nonitored directly by security guards and
residents. Security guards are responsible for reporting poor
performance in cleaning services to the managenent office.

It is customary in the six comunities that managerent enpl oyees
co- produce cl eani ng sefvices on the streets, sidewalks, playgrounds,'
parks, and gardens on the first days of every nonth, in coIIaboratfon
with other organi zations within the community, such as the assenbly,

wonen associ ation, senior association, tong and ban heads, and Saenaul
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organi zations. In case of energency, for exanple, when it snows,

heavily, not only cleaning workers but al so security guards and ot her

managenent enpl oyees take part in snow renoval fromstreets and

si dewal ks.

D. Relationships to External Institutions

Al t hough apartnent communities are private organi zations, they are

created and governed under the terns of a conplex |legal structure and

relate to a nunber of external institutions, including the netropolitan

governnent of Seoul, gu offices, dong offices,
Construction, the Mnistry of Health and Social Affairs,
fire stations, the Korea Housing Corporation, |ocal
These rel ati onshi ps

the Mnistry of
the Mnistry of

Envi ronnent, poli ce,

courts, and private housi ng managenent conpani es.

are depicted in Figure 6.1. Al lines inthis figure indicate two-way

rel ati onshi ps. The double |line between the apartnent community and t he

gu office indicates that this relationship is the cl osest .

1. Qu Ofices

The netropolitan government of Seoul is not related to apartnent

communities in a direct way. -Instead, the mayoral authority is

del egated to gu offices as admnistrative offices of the netropolitan
The Mnistry of Domestic Affairs, the Mnistry of

the Mnistry of Health 6 Social Affairs, and the Mnistry
in

gover nnent .

Constructi on,
of Environnent al so delegate a part of their authority to gu offices,
that gu offices also function as admnistrative agents for these
mnistries.

For adm ni strative purposes, gu offices have incentives to utilize
managenent offices in nmonitoring residents because it is nore conveni ent

to control tens of managenent offices than controlling directly hundreds
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Figure 6.1. Rel ationships of apartment conmunities
to external institutions
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of thousands of residents inthe district. A though gu offices are
* charged with nonitoring illegal alterations of the interior structures
of apartnents, nost cases of illegal alterations are detected by

- managenent offices. Qi offices tend to exercise influence with

nmanagenent offices by selectively doing favors or by rel axing the
strictness of rules in applying related | aw. For exanple, those
managenent offices that are nore cooperative seemto be less strictly

audited by gu offices. The coercive sanctions that are actual ly inposed

on apartnent communities by gu offices are limted. According to the
0 annual investigation of apartnent communities by the Songpa-gu office,

for exanple, there were no fines or prosecutions, only warnings and

correction orders, issued to managenent offices in 1990.

2. Dong Ofices
Conpared to dong of fices, the six comnunities maintain higher
~ratios of enployees to residents (see Table 6.4). For exanple, A ynpic

Village, whichis cotermnous with Oryun-dong, has 90 managenent

enpl oyees, while there are only 28 public servants in the Oryun-dong
office. Table 6.4 does not include security guards anong the enpl oyees

of the communities; otherwise, there will be much greater differences

between the comunities and dong. Moreover, there are no assenblies at
the dong level in Korea, while all apartnment communities have
representative assenbl i es.

Ddng offices are responsible for residence registration. Every
Korean nust be registered in the dong office as soon as he or she noves
in. Mnagerent offices often obtain data 6n their residents fromdong
offices by informally gaining access to the information on residence

regi stration, although citizens are general |y prohibited from accessing

this information.

Dong of fices are al so responsible for the organi zation of tong and

ban heads, wonmen's associ ations, senior's associ ati ons, and Saenaul
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Tabl e 6.4. Conparison of enpl oyees
bet ween apartment communities and dong of fices

Community Residents (R1)| Employees (El){ E1 : R1
Glympic 24,930 90 1 277
Chamail I&C 20,025 37 1l : 541
Changmi 15,390 70 1 ¢« 220
Halla 4,050 13 1: 312
Woosung 3,771 16 1 : 236

Dong Regidents (R2)| Employees (E2)}} E2 : R2
Oryun 24,636 28 .1 :+ 880
Chamsil 2 17,992 28 1l : 643
Chamsil & 17,208 25 1 : 688
Karak 2 . 22,988 30 1 : 766
Karak Bon 18,019 ' 26 1l : 693

Enpl oyees i ncl ude neither assenbly nenbers nor security guards.

Aynpic is located in Oyun-dong; Chansil-I and Chansil-C, in Chansil 2-
dong; Changmi, in Chansil 6-dong; Halla, in Karak 2-dong; and Wosung,

i n Karak Bon-dong. It should be noted that A ynpic, Chansil-I1&C an
Changm are cotermnous with dong, but Halla and Wosung occupy only a
portion of their dong.
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organi zations. They are also charged wth both organizing and
nob}lizing civil defense forces and performng nonthly civil defense
drills under the command of the Mnistry of Donestic Affairs. At the
sane time of performing the civil defense drills, apartment communities
undertake fire drills.

Dong offices are also responsible for nmonitoring and adm ni stering
garbage collection services. In parficular, garbage col |l ecti on workers
fromthe gu office are organi zed and assigned their duties by dong
of fices. The garbage collection fee levied on each househol d is

assessed by dong offices as prescribed by city ordi nance.

3. Governnment Mnistries
Apartment communities are related to several gover nient

mnistries, such as the Mnistry of Domestic Affairs, the Mnistry of

.CQonstruction, the Mnistry of Health and Social Affairs, and the

Mnistry of Environment. These ministries delegate nost ninisteria
authority related to apartnent communities to gu of fices.

The Mnistry of Domestic Affairs does not directly contact
i ndi vidual apartrment comunities. This mnistry relates to apartnent
comuni ties through their subordi nate agenci es, including police and
fire stations, or dong offices. The six cbnnunities are also related to
this mnistry through ciViI def ense systens organi zed at thd community
| evel by dong offices. Mnthly civil defense practices at the dong
| evel are al so conmanded by dong of fi ces.

The Mnistry of Construction al so does not directly contact
i ndi vidual apartment communities. Mnisterial approval of architectura
alteration of interior apartment structure is delegated to gu offices.
The Mnistry of Construction is responsible primarily for maki ng housi ng

policy and law. The authoritative interpretation of housing law is also

made by this mnistry as well as by the netropolitan governnent. This

mnistry |icenses professional housi ng managenent agenci es and
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supervises them It also certifies housing managers.

Pest and rodent control services in apartment communities nust be
produced by prof essional agencies licensed by the Mnistry of Health and
Social Affairs. Apartment communities rmust report the ext ent of pest
and rodent control services produced to gu offices every nonth.

The air pollution levels of boiler chimeys nmust be regularly
measured and reported to.the Mnistry of Environnent, which also
sonetinmes neasures air pollution levels in apartment comunities wi t hout
prior notification. A r pollution |levels nust be measured by
prof essi onal agencies licensed by the Mnister of Environment. Al six
comunities contract w th professional agencies and have themreport the
measur enent HsmtsmrwﬂytOIMrﬁmsﬁy.(Gmmi%4isnm rel at ed
to the Mnistry of Environnment because this community does not have
chimeys for central heating.) In addition to contracting with private
agenci es for regular pollution neasurenent, O ynpic Village and Changmi
enpl oy certified environmental engineers in their managenent offices
with the intention of reducing pollution, because they use a lot of fue

and di scharge a | arge anount of waste water.

4. CGovernment al Agencies

~ Apart nent communities are related to governnental agencies, such
as police, fire stations, and the KHC. These agenci es do not del egate
their authority to gu offices, so that the relationéhips of apart nent
communities to these agencies are nore direct than to government

mnistries.

a. Police .

Korean police have a dual structure. One is regular police; the
ot her consists of night guards who are not regul arly enpl oyed as police
officers, but are conmmanded by the police. |In the past, night guards

were paid directly by the i mrediate residents. They are currently paid
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by the Mnistry of Donmestic Affairs.

Al t hough poli ce, togefher with night guards, are responsible for
security services, they are less engaged in patrol in apartnent
comunities than apartment security guards. They generally shed their
¥ duty fpr patrol to security guards enpldyed by the apartnent community.
Pol i ce services are organi zed by the National Police Agency and
3 the N@trppolitan Pol i ce Agency and produced by police stations |ocated
at the gu or dong level. Awpolice precinct is generally a dong. Dong-
{ Si ze apartnent communities are nearly cotermnous with the precincts of
‘ police stations. The comunities generally contact dong-Ievel police
f- sfations, not the upper-1level police organizations (see Figure 6.2).

g Two types of communities benefit frompolice services: (1) high-status
dong-si ze comuni ties, such as Aynpic Village and Changni, add their
own consi derabl e security services to the police services, and (2) |ow
status dong-si ze communi ties, such as Chansil -1, have incentives to

reduce costs for security services by relying on police. - On the other

hand, small conmunities, such as Karak Hal | a and Kar ak Whosung, are
o generally ignored by police, because there is nore need for police

services in other areas, such as business districts or detached housing

areas. As aresult, small apartment communities appear to rely
exclusively on their own security forces, whether they are | owstatus or

hi gh—st at us.

b. Fire stations

Fire protection systens in the six communities, such as fire
al arns, extinguishers, and fire water systens, are inspected both
regularly and without prior notification by fire stations. These fire
systens are also regularly inspected and reported to fire stations by

the community. Wen a fire is beyond control of 'the community, either

an individual resident or the managenent office calls the fire station.

In addition, flanmable facilities, such as fuel storage tanks, cannot be
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Figure 6.2. Relationship of apartnent

comunitie$ to police

The Ministry of
Domastic Affairs

The National

Police Agency %

The Metropolitan
Police Agency of Seoul

Gu-level . !
police stations i

night guards

Deng=lavel apartment
police stations communities
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installed wi thout permssion of the chiefs of fire stations.

c. Korea Housing Corporation (KHQ

The KHC devel op apartment communities, such as Chansil-1 and
ChansiI-C, and‘nanage these communities for the first year after
devel opnent. The assenblies, managenent offices, and byl aws of these
communities were arranged by the KHC during the conpul sory managenent
period. The KHC is also engaged in institutional and technical research
on the managenent of apartment communities by its own research

institute.

5. Local courts

Al private and conmon property in apartment commnities is
registered with the registries of local courts. Photocopies of
registrations are issued on anyone's request. Communities may request
local courts to order the conpul sory sale of apartments or their
tenporary seizure if residents default on nonthly nmandatory fees over a
period of three nonths or severély violate public or community | aws.
According to the rgcords of the six communities, however, there has
never been any coercive enforcenment by local courts in these

comuni ties.

6. Private Housi ng Managenent Conpani es

Pr of essi onal | y managed communi ties, such as A ynpic Village and
Karak Halla, are related to the central housi ng managemnent agency,
Hankook Housi ng Managenent Conpany. They pay management conmi ssions to
the central agency. Managenent of fices propose ahnual, sem -annual ,
quarterly, nmonthly, weekly, and daily schedules and report their
performance to the central agency. They also propose budgets and
contract plans to the central office.

The central agency supplies these communities with internal
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operational rules and rmanagenent know how. The gentral agency appoints
managers, including the general manager of the community, educates them .
and hol ds conferences with general managers. It keeps its own engi neers
and equipnent in order to help coomunities in an energency. It

supervises and audits theminternally.

E. Concl usi on

Al six communities are provision units in the sense that they
nmake basi ¢ choi ces of provision, such as whether to provide certain
types of services or not, howto finance them and howto arrange for
their production. They provide various types of collective services,
such as mai nt enance, security, cleaning, pest and rodent control,
heating, and fire services. Al though garbage collection services are
provi ded by the gu office and produced by either the gu office or
private agencies,” the six conmunities are also_engaged in the provision
of garbage coll ection services by nonitoring perfornmance and i nfl uencing
the gu office. The communities provide public services that residents
woul d ot herwi se receive fromgovernmental agencies. They provide a very
significant |evel of community service conpared to the service provi ded
by governnent.

Production arrangenents in the six communities are sinlar. A
si X communi ti es nmake in-house production arrangenents for mai nt enance,
security, heating, and fire services. n the other hand, pest and
rodent control services are produced by private agencies in all six
communities. {eaning services are produced in-house in Chansil-I,
Chansi | - C, and Changm, and by private agencies in dynpic Village,

Kar ak Hal | a, and Kar ak Whosung.
The six commnities are related to various types of institutions

in the public econony of Seoul, such as the netropolitan governnent, its
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admnistrative offices (gu and dong), government mnistries,
gover nment al agencies, local courts, and private housi ng managemnent
conpanies. Inparticular, the communities, by financing their own
servi ces, reduce expenditures by governnental agencies, and provide
servi ces responsive to residents' denands by bei ng accountable to
resi dents. '

Apar t nent comuni ties do not di spl ace the provision of services by
governnental agencies, nor do they act in isolation fromthem
Apartrment communities and governmental providers tend to conpl ement each
other. The relationship. differs somewhat anmong communities. Some
communities, for exanple, rely nmore on police; others, |ess. Garbage
collection was recently shifted frombeing mainly an RCA functioh to
being a | ocal governnent function, although the production arrangenent
varies anobng communities. In the case of fire production, apartment
communities and | ocal governments each address different aspects of the

problem dearly, apartnent comunities have a conparative advantage in

the provision of many services, but not in all.
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lillg is infeasible to calcul ate the out-of-pocket costs for cleaning of
a ans.

2. The frequency of the nmandatory civil defense practice was reduced to
three times a year begi nning January of 1992.

3. [Chung-Ang |l bo] Daily News, Qctober 8, 1983. There has been no

report on this type of controversy in any of the six comunities
st udi ed. '
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Chapter VII -

SUMMARY AND CONCLUSION

In this research, the collective-action problens associated with
organi zing the apartment commons have been studied on the basis of the
common- property theory. The urban commons appears to be successfully
mai nt ai ned as common-property in apartment communities in Seoul
Common- property theory is not only applicable to the study of the urban
commons as organi zed and nai ntai ned by RCAs, but al so | ends new i nsi ght
to the understandi ng of RCAs.

Apartnment communities in Seoul include the private property of
residents (individual apartment units), the common property of residents
(grounds and buil dings), and the common property.of nmerchants (narket
buildings). In addition, the larger communities include governnenta
offices and public or private schools within their boundaries. Anong
t hese diverse types of property, this study focused primarily on the
conmon space and facilities owned and naintainéd by the conmmunity—the
common property of the conmmunity. The comon space and facilities,
referred to as the "RCA commons” in this study, include both the common
area and facilities of the grounds and the comon space and facilities
in and around apartment buil dings. Al though the community is not
responsi bl e for maintaining other types of property within the
comunity, it is still the RCA that has general control over the whole
apartnment community, including all types of property.

Apartrment communities in Seoul are constituted on the basis of
both a Presidential Decree on Conmobn Housi ng Nhnqgenent (PDCHY) and
byl aws adopted by each comunity. Certain institutional arrangenent s
related to apartrment communities are specified directly by the PDCHV
but others are left open to the community. Al six comunities studied

make a nunber of basic decisions: the establishment and anendnent of the
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byl aws, the organi zation of an el ected assenbly and its board of

directors, the choice of nanagenent type, the anount of revenue to be
rai sed by nandatory fees and user fees, and the mai ntenance of comon
property (although |ong-termmai ntenance is' grounded by a mandatory
provision rule). These comunities are autononous in naki ng deci si ons
related to communi ty governance and nai ntenance. The deci si on-makers of
the comunities are not subject to governnent, even though tong and ban
heads within communities are accountable to the top-down governmnent a
structure. Inthis sense, the responsfbility for caring for common
property of the conmunity and providing related services is carried out
by apartnent communities thensel ves.

" Apartnent communities clearly face problens that are very nmuch
characteristic of the commons: access control, use regulation, and

mai nt enance. Each problemis related to a different physical attribute

.of the commons. Access control is related to the conditions of

excl usion and boundary definition. Regulation of use is related to the

~condition of limted jointness in use. Mintenance is related to the

conditions of deterioration and renewability.

I n undertaki ng access control, use régulation, and nai nt enance,
the six communities not only fornul ate operational rules and enforce
them but al so make various physical and institutional arrangenehts‘ for
resolving the collective-action problens. In general, access contro
and nmai ntenance are undertaken at the comunity | evel, but use
regul ation occurs prinmarily at the building |evel within comrnities.
The six comunities enpl oy managers, engi neers, and security guards;
publish newsletters, contact individual residents and househol ds, and
nmonitor all common épaces and facilities; levy and collect nmonthly
mandat ory fées; and, sonetines, rely on external authorities.

According to the findings in the six comrunities studied,
outsiders have rel atively easy access to the community, except at night.

Yet, access is constrained in.these commnities by fences, a limted
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nunber of community entrances, and security guards who nonitor commnity
entrances and, especially, building entrances. The nost excl usionary
constraint is inposed on outsiders' doing business within the community.
Because access control is relatively effective in these comunities, the
communi ties are not overwhel ned by outsiders. Al six communities are
much | ess crowded than their surroundi ng nei ghborhoods. They are al so
percei ved as safe even at night, so that the streets, sidewal ks, and
parks within the commnity are also used for children's play and famly
recreation. ‘

G ven effective access control, the six communities enploy a
diverse set of alternative use regulations. 1In addition to printed
noti ces, ‘such as newsletters or warning notes, they seemto rely nore on
face-to-face conversations with rule violators for the purpose of
persuadi ng or, sometimes, shaming them Mitual regul ation by residents
t hensel ves, hoﬁever, is even nore inportant, and is quite effective
anong nei ghbors. In practice, use regulation at the building or ban
level is usually undertaken by building residents rather than by
managenent offices. |In Ban sang hwe, not only are operational rules
formul ated, but also conflicts anong residents are expressed, discussed,
and resolved. The regul ations observed by residents are based on
unwitten social custons to which all residents are wel| accustomned,
rather than witten regul atory codes.

Many conflicts are fairly easily resolved anmong residents without
the need for involverent by a third party. Conflict resolution in the
Six communities generally relies on nutual understanding and conpronise
anong residents, rather than adnministrative and managenent procedures
controll ed either by the nmanagenent office or by external authorities.
In particular, various types of custonary rul es conmon to the Korean
soci ety, such as deference to senior people, function nore effectively
than witten rules for conflict resolution anong residents. The

residents of these communities "self-regulate" in using the conmmons.
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In the six comunities, routine maintenance services are financed
by monthly mandatory fees and regularly perforned on schedul e by
managenent offices. For |arge-scale maintenance services that cannot be
financed by current residents alone, the six conmunities deposit only
the minimal funds required by law. |In general, each comunity is able
to act collectively to provide routine maintenance services at an
appropriate level on the basis of internal self-governance. On the
ot her hand, to provide special maintenance services, they depend on
external authority to exert constraint that requires current residents
to contribute to |ong-termmaintenance funds.

Al'l six comunities nmake basic choices about the provision of
various types of collective services, such as naintenance, security,
cleaning, pest and rodent control, heating, and fire services. They
primarily deci de whether to provide certaih types of services or not,
how to finance them and howto arrange for their production. In
provfding various comunity services, the conmunities tend to be
responsive to residents' demands by being accountable to residents.

Production of services is diversely arranged in the six
comuni ties. Routine maintenance, security, heating, and limted fire
'services are produced in-house in all six communities. These are |abor-
i ntensive services that benefit little fromecononm es of scale, and
therefore can be produced in-house. On the other hand, pest and rodent
control services are produced by private agencies in all six

comunities. Because these services are supplied periodically, not

conti nuously, they are better contracted-out. Cleaning services are
produced in-house in Chansil-I, Chansil-C, and Changm, and by private
agencies in Oynpic Village, Karak Halla, and Karak Wosung. In some of

the cases of self-production, cleaning is coproduced by residents in
order to econonize on |abor-costs. Private cleaners are nore easily
noni tored than security guards because they have |ess discretion.

The six comunities are related to various types of institutions

223




in the public econony of Seoul: the netropolitan government, its

adm ni strative offices, government m nistries, governnental agencies,

I ocal courts, and private housi ng managenent conpanies. The comunities
provi de public services that residents would otherw se receive from
gove[nnental agenci es, thus reducing goverhnental expenditures. In
fact, communities provide significant |evels of service conpared to
servi ces provided by governnent. ApaftnEnt conmunity enpl oyees greatly
out nunber dong enpl oyees, in some comunities nore than others.

The conmons in apartnent connunitiés, al t hough used al so by
outsiders, is coﬁnnhly owned by apartment owners and primarily used and
cared for by apartnent dwellers within the comunity boundaries. All"
si X comrunities possess the necessary characteristics to be considered
ef fective conmon-property institutions. They successfully cope with
coll ective-action problens characteristic of the commons by organi zi ng

and mai ntai ning the RCA commpons as conmon- property.
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