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A Study on the Institutional Problems and Improvement Measures of
High-Density Apartment Complex Remodeling from an Urban Management

Perspective

: Centred on Ichon 1-dong, Seoul
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Abstract

This study examines the structural limitations of the current apartment remodeling system from an urban management
perspective, focusing on high-density complexes pursuing remodeling as a second-phase improvement (Re-redevelopment)
where conventional reconstruction is no longer viable. Progressive regulatory relaxation has shifted remodeling toward a
quasi-reconstruction model, raising concerns about insufficient public contribution obligations.

Using Ichon 1-dong, Seoul, this research compares the Gangchon Apartment remodeling and Hangang Mansion renewal
projects across three categories — urban planning equity, urban carrying capacity, and physical residential environment —
using indicators including floor area ratio (FAR), net density, infrastructure contribution, and D/H ratio.

Three key issues are identified. First, remodeling special provisions apply density differently from the zoning-based FAR
system, with Gangchon reaching 484.7% against a legal ceiling of 250—300%. Second, public contribution obligations are
structurally asymmetric: Hangang Mansion contributed 9,538 m? for 781 additional units, while Gangchon bears no such
obligation despite 113 additional units and 651 parking spaces. Third, the constraint of preserving existing frames forces
horizontal expansion, reducing the D/H ratio from 0.78 to 0.56 and creating a canyon effect.

This study proposes two categories of improvement: general measures including environmental performance standards
and integration into the urban improvement framework; and Re-redevelopment-specific measures including differentiated
density regulations based on current FAR. All measures aim to balance urban public interest with development feasibility.
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Table 1. History of changes in the remodeling system

Classification

Sep. 2001

Related laws

Building Act,
Enforcement Decree, Article 6(1)

Figure 1. Conceptual schematic design of remodeling and re-
newal
Source: A Study on the Feasibility of the Expansion of Households in the
Remodeling of Apartment Houses (2010) Ministry of Land, Trans-
port and Maritime Affairs.

Main contents

Legal definition of '‘Remodeling’
Regulations on relaxation of building standards through architectural review.

Enforcement Decree on Management

Established permission standards for apartment remodeling.

Mar. 2002 C : : Allow apartments older than 20 years for remodeling
BRME Al st 0(0) Required 100% resident consent for remodeling.
ey, 2002 Housing Act Articles 32, 48; {rr:g?_'déjlj:;ﬂgRggodehng System and Remodeling Housing Association into
Enforcement Decree Articles 37, 38, 47 Revised consent requirement to 80%.
Sep. 2005 Enforcement Decree of the Housing Act  Introduced the concept of ‘Extension Remodeling’.
g Article 4-2, [Attached Table 3] Allowed extension within 30% of exclusive residential area.
Mar 2007 Enforcement Decree of the Housing Act  Shortened the allowable age for extension remodeling from 20 years to
' Article 4-2 15 years.
Aug. 2010 iﬂgﬁ%ﬂem Rule of the Building Act Expanded extension scale (Total floor area increase: 10% — 30%).
Expanded extension range for units under 85 m? (30% — 40%).
Jan. 2012 Housing Act Article 2, etc. Allowed increase in housing units numbers (10% of existing housing units).
Applied urban planning deliberation.
Housing Act Article 2 Increased allowable housing units addition to 15%.
Dec. 2013 Enforcegment Decree rof the Building Act SOy wertical exEnsonup o flpors:
' : 9 Mandated establishment of Remodeling Master Plan for large cities
Article & .
(over 500k population).
Enforcement Decree of the Housing Act . G g i _
Aug. 2016 [Attached Table 4] Relaxed consent requirement for individual building (2/3 —1/2).
Dec. 2016 T T E;s;gpilshment and Notice of 2025 Seoul Apartment Remodeling Master
Feb. 2017 Epipresmient Dporeoidi bodsing et Relaxed consent requirement for remodeling permission (80% — 75%).

[Attached Table 4]

Source: National Law Information Center.
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Table 2. Comparison of characteristics between remodeling and renewal legal framework

Category Remodeling Renewal
Legal basis Housing Act Acton thle Improvement of Urban Areas and
Residential Environments
. . : . i Improving residential environment in areas with
Objective inereashy the i1fe of residential buildings, concentrated dilapidated structures; Supplying new
Improving functional performance e
ousing
Master plan Remodeling implementation plan in large cities gg)ﬁn and Residentiol Erwironmenial Begeneration
Implementer Remodeling Housing Association Renewal Housing Association
Min. years 15 years or more after approval for use 30 years or more after approval for use
Formation of association  * Whole complex: =3/4 of total owners * Whole complex: 24/5 of owners

and project consent * Per building: 21/2 of owners

* Per building: 21/2 of owners

Floor area ratio (FAR) No upper limit

Within legal limit (e.g, Max. 300% in Class 3 General
Residential Area)

Expansion of existing
unit

Within 30~40% of existing floor area of unit

Not Applicable (New Construction)

Housing units increase Within 15% of existing housing units

No limit (Subject to urban planning regulation)

Floor increase :
stories)

Up to 3 floors (2 floors for buildings under 14

Within limits of urban planning laws

Construction method

Major repair or extension after partial demolition

New construction after complete demolition

Relaxation of building

Relaxation of all standards (8 criteria including

Generally not allowed (Partial relaxation possible for

standards FAR), except for daylight standard in due north Special Architectural Zones, etc. upon deliberation)
Public contribution None Provision of roads, parks, green zones, etc.
Betterment charge None Taxation of Renewal excess profits

Provi_sion of social Nt Mandatory construction of social housing up to 60%
housing of the increased FAR over the master plan limit

Source: Remodeling Series 1 (Understanding Remodeling), Korea Remodeling Association (2020 Revised Edition).
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Table 3. FAR standards for general residential areas

Enforcement

Seoul urban
Decree of g
General s planning Key
residential T:val:::iilgl'm Crdihaics chamctn.:lristics
area a
zoning Pl management
class St:ﬂd::‘li‘ rl::i{:tlal allowable direction
PP standard
200% or less (4 stories or less)
. 200% or Mid-rise housing
Class 2 250% or less less are
Mid-to-high-rise
5 apartment
Class 3 300% or less 25|g;;30r residential area
with good
infrastructure

Source: Article 85 of the Enforcement Decree of the National Land Plan-
ning and Utilization Act (2025) and Article 48 of the Seoul Metro-
politan Government Urban Planning Ordinance (2025).
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Table 4. Classification criteria by density hierarchy of residential

areas
Housing Population .
Density density density Kez iharga?mlcs
(units/ha) (persons/ha) i
Low Less than Lessthan  Detached housing
density 120 300 areas,
. Multi-family, row
g"e‘d'.”m 120~240  300~600  houses, mid-to-low
ensity ; ol
rise residential area
High High-rise residential
d an. 240~320 600~800  areas with apartment
ensity
complexes
Ultra-high  Morethan  More than ﬂg‘;ﬁﬁggﬁjﬁst'ges
density 320 800 P

in central areas

Source: Reconstructed by the author based on Lim et al. (2010).
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(& 4) 57 718 =9, 31YHigh Density)HAl= 54
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o] EE(600~800%1/ha)E 2lu|Rtct, WA, 2318(Ultra-High
Density) &A1= Q15U E 80021/ha(A|ti Ui 3204 d/ha) o}4F
o2, ol 71& FAX QY 7|jtA1E0] 87 = e dAA
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A thad} 2ol FAIksH T

Table 5. Framework for case analysis

Evaluation Gt : -
category Criteria Indicator Focus of analysis
Size of Site Scale of development
project area for comparison
Urban Development gg?rl Extent of increase in
planning  density plan e total physical volume.
equity
Density Floorarea  Equity and
management ratio consistency with legal
of plan (FAR) FAR regulation
Population  Total Load on urban
density housing infrastructure due to
(housing units the increase in housing
units) (increase)  units.
N Planned Net population density
et . : i
density ho_usmg (diagnosis Iof
unit/area  overcrowding).
(L:J;ba?n Tgiiiln Potential contribution
Iy P d to traffic congestion
capacity  parking & spaces
& pui:;hc_ traffic Parking Practical improvement
contribu :
Hoh per effect of parking per
unit housing unit.
Degree of public
Area of contribution through
public mandatory
Infrasftmt;ture contribution infrastructure
contribution g
(donated  expansion
area) corresponding to
density increase.
o Level of securing
Land use Eg\l!ggge ground-level open
(BCR) plan ; space and
rato (BLR) landscaping area.
Indicators for
Ratio of landscape and
Residential max. residential
environ- height to environment, such as
mental building visual openness/
comfort separation” oppressiveness and
Townscape impact on sunlight.
: Measure of visual
gﬁniwlé?us obstruction of urban
8 d Hii visual connectivity
blpt})ack based on building

length.

Source: Constructed by the author based on relevant laws and literature
review.
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Figure 2. Renewal project sites in Ichon 1-dong
Source: Compiled by the author.
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Table 6. Status of renewal and remodeling complexes in Ichon

1-dong
Current status Planned status
Complex
Year name H:ﬁ:ifng Floors/ H:J::lifl'lg Floors/
units  Buildings © o, = Buildings
Hangang 100% 255%
1 1971 Mansion 660 5F/23 1685 35F/156
Hangang 196% 260%
2 1979 Eairile 252 2R3 329 30F/5
148% 249.43%
3 1974 Wanggung 250 5F/b 318 49/2
166.7% 240%
4 1977 Bando 192 12F/2 361 35-39F
G Renewal
281% completed
B! 2088 )I—(Iiangang 656 206110 (Former foreigner
apt)
Raemian  328% A
6 2015 Caelitus 460 56F/3  completed
(Former Rex apt.)
= Ava. 5 Avg.
1563% SF 251% 37F
Sub-total(1-4) R p
; ax .
units 12F units Mpx et
Ichon 210% 308% 18/27F
71974 poindai es3 9P/ 750 g
- 213% 280% 13F
8 1971 Miju 50 T10FN 65 |
215% 300% 156/18F
9 1987 Jumbo 144 12FN1 165 1
Ichon 317% 488% 25F
10199 tolon 834 2410 g8 1y
Ichon 358% 499% 25/27F
LU Hangaram 2,036 il 2213 19
339% 484 7% 25/29F
12 1998 Gangchon 1,001 22F/9 1114 10
13 2000 Hangang 355%  18-24F/ 488% 21/27F
Daewoo 834 10 959 10
Doosan o .
14 2015 Weve  o°¢ o3F/1  hemodeliig
Trezium P
Avg. Ava. Avg. Avg.
286%  20F 406% 23E
Sub-total (7-13)
55652  Max 6214 Max
units 24F units 29
Total 6,906 8907 B
(Target housing units) units units
] ) Renewal 4 sites
Ongoing projects - -
Remaodeling 7 sites

Source: Compiled by the author based on Seoul Urban Improvement Infor-
mation System and Naver Real Estate information.
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(a) Current site plan (b) Remodeling site plan
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(d) Remodeling perspective view

(c) Current status photos

Figure 3. Comparison of current status and renewal plan of
Gangchon apartment

Source: (a), (b) Site plans constructed by the author; (c) cited from Magazine
H; (d) cited from Maell Business Newspaper.

Table 7. Overview of Gangchon apartment remodeling project

Project overview
E;?Jne;t Gangchon apartment remodeling housing project
Site . . . .

30,9876 m? Existing units 1,007 units
area
Urban planning
zoning class 3 general residential area
land use plan
Infrastructure (m?)
Green Public open

Road Park space space School Others
0 0 0 0 0 0

Architectural plan
Site Gross floor BCR  FAR Max.  No. of
area area height floors
309876m? 2270697m? 371% 4847% 90m  B5/29F

Housing supply and parking

Planned .

: . Parking 1,717 spaces
housing 1,114 units ; 2 .
units capacity (1.54 per unit)

Community facilities
Category Area (m?) Details (location & facilities)
Sky community lounge

Indoor Total Fitness center, Daycare center, Coin
faciites ~ Planned  |aundry, Reading room, Management

area office, Swimming pool

Approx.
Du‘;c_jqor 6,000m?  Ground level: Children’s playground
facilities
Total = Total 8 types

Source: Seoul Urban Improvement Information System.
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(c) Current status photos

(d) Renewal perspective view

Figure 4. Comparison of current status and renewal plan of Han-
gang mansion
Source: (a), (b) Site plans constructed by the author; (c) cited from Maeil

Business Newspape; (d) cited from Seoul Urban Improvement Infor-
mation System.
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Table 8. Overview of Hangang mansion renewal project

Project overview
Project . .
s Hangang mansion apartment renewal project
Project , Existing ¢
area fiabelm housing units PRkt
Urban planning
£onvg Class 3 general residential area
class
Land use plan
Infrastructure (m?)
Road Park Gieen  Ruicggen School  Others
space  space
4,033 45054 0 1,000 0 0
Architectural plan
Site Gross Max. No. of
area floor area B R height floors
74,724 m? 334585m? 20% 25656% 106m B3/36F
Housing supply
Planned , Parking 2,176 spaces
housing units Roal s capacity  (1.51 per Household)

Community facilities

Category Area (m?) Details (Remarks)

Management office (150), Senior center

Indoor 2630 (380), Daycare center (600), Small library

facilities ' (230), Resident lounge (320), Resident
gym & meeting room (950)

Outdoor 1700 Playground (1,200)

facilities d Outdoor gym (500)

Total 4,330 Total 8 types

Source: Seoul Urban Improvement Information System.
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W PudEgn g2, AEd Yol ¢% 7hsdt EE 3
HFo=H EA AR YR AL 99 BF HET 2Y
AtlEh & 4= Uk

(2 =A $2Y

EA =89 SHoA A A2 TEAIgHR, Al922(H]
fagko] fA)of oA, AR QI3 7|NEAIE BILE 7%
A 3l sz UAR; Fa H2'S 4] o5kl 9l
o}, AL 71E 660M oA 1,441 T2 7814 (2F
118.3%)7} 271k AFY A% Wizt A-83le], ddEle 2%
4 o3 Fa-E sl sl AR 2R oF 11.3%0] Esl=
9,538m'E =&, ¥, 3584 22 71RA 5 ol#gh
it 7]RhAlE 8152 TA] YR HOE o, o|&E1E A
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g AR EAeIA SIS FFRARAR) 24 712
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Table 9. Comparative analysis of remodeling and renewal cases

9] ‘EF AR G (400~500%)' 2] W G AoE B 4= Qi)
AaAor |3 frdy Sdl= A4 Aas HAAE e
QU FA] FPA S A =7 A71E 5= = FERE 7]
SOl SE MM,

A, L ol FF71 959 B/} Y=Y ¢
S84 Ao}, BAIAEA R ny A2 o)l A-3FHe 7|4t
A BeE AR ot AASEFNA)L 6604 Hhol A
L4412 7814 F71Hhe AF A% Biste] 483t o]
HA 9] 11.3%(9,538m) & 7| RAGTO2HN AR e YAL
oyttt ¥hi, ejR g (7FEoltE )2 1,001l Al 1, 11441
2 113A1d 371, F2$ 6510 718 AFY AE walo]
T Eelal 71 24 57 AFsi ol Ao <l
AR B F7HES jaskR] Al 71E EA) Qzalo] 13
S8 H7pshs 23 EAZF UEhd 4= otk &= SHA
T gudg(ZEolutE) 2 7|8 AE glo] Adis=rt S71ste] of
A o] SUErE a2 Adedhe v, AASHEPINA)
2 718G S A R £ TP YR A
=l 23 Ajol7} Vbt

A, 22 AHD/H) BT SHAA FAK] B2 5
Wt dizgct. AAZEPINA)L A& 20% F40h 3]
BAF AEkg F8] D/HY] 1,008 &g ANE: Frste
Y e BARS-E ARfistgct, W, 2L ds(iEolE)

8 F50] BAQ 22 |2 Q3] o R-g1te] v& F
AlEl= a2 ool 7H5/g0] Sk, 53] ©A i HFA 7
21 10352 105% AlelE A% 2, 7]E 48mold ¢E1t

o
T

Evaluation category Analysis item Indicator Case 1 (Remodeling) Case 2 (Renewal)
Land use Site area 30,987.60 m? 7472400 m?
Urban planning Development density Total floor area 227,069.72 m? 334,585.00 m?
consistency
Density control FAR (Plan) 48473% 265%
. Housing units 1114 1,441
Prpulandioad (Increase) (+113) (+787)
: : : 369.5 units/ha 192 8 units/ha
Bietersly HetsHg AN (Ulrahighdensity)  (Med-high density)
Urban capacity _ . Total capacity 1,717 spaces Approx. 2,176 spaces
Parking environment ; -
Per housing unit 154 151
o Donated area 0m? 9,538 m?
Infrastructure contribution
(None) (Roads, parks, etc)
Land use BCR (Plan) 37.13% 20.00%
D/H Ratio 0.78—0.66 14—10
Residential Max. 20F 35F
environment Urban landscape height? (Approx. 90 m) (Approx. 106 m)
i . 68~120m Approx. 32 m
Bulllding Width (Ext: 50 m) (Ext 81 m)

Source: Analysis and renewal by the author based on Seoul Urban Improvement Information System and project plans.
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