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162 FAR

 90 UNITS / Ha
     18 Bldgs
  9-18 Stories
1,356 Units

14 % PARCEL OCCUPATION
Common spaces:
 Street buffer
 Bldg buffer
 Park
 Roads
 Pedestrian paths
 Parking
 Amenities
 Technical
Private spaces:
 Housing
 Commercial
 Others
PARCEL AREA: 

130,089 m2

16,401 m2

27,948 m2

11,732 m2

3,684 m2

41,106 m2

28,047 m2

792 m2

379 m2

21,411 m2

17,769 m2

3,641 m2

--
15.15 Ha

Floor area:
 Housing
 Commercial
 Amenities
 Technical

245,948 m2

234,366 m2

10,923 m2

326 m2

333 m2

11 %  Green - Street buffer

18 %  Green - Bldg. buffer 

 8 %  Green - Park 

 2 %  Roads  

27 %  Pedestrian 

 1 %  Amenities 
 0.25 %  Technical Services 

12 %  Residential 

Figure 14-1. The Asian Athletic Games Village apartments after completion.
Source: Architecture & Urban Research Information Center (AURIC), http://www.auric.or.kr

 2 %  Commercial 

19 %  Dedicated Parking 

Urban Role:  URBAN EXTENSION
Developer:  KOREA HOUSING CORPORATION (Public Admin.)
Location:  JAMSIL, GANGNAM (South bank of the Han River)
Timeline:  1984 - 1986 construction period

CHAPTER 14 / Case Study #08: ASIAN ATHLETIC VILLAGE APARTMENTS (1985-86)
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The Asian Athletic Village Apartments in Jamsil were built 
to host the athletes and staff for the Asian Athletic Games 
of 1986. Afterwards, they became available to the housing 
market. Architect Joh Sung-young was the responsible for 
the project, after winning a public design competition held 
in 1983.

The competition was held at a time of political instability, 
since the assassination of President Park in 1979 had left 
a power vacuum. While major general Chun Doo-hwan 
seized military power the same year, the democratization 
movements that had been repressed during Park’s dic-
tatorship regained strength. The situation escalated and 
led to the Gwangju Uprising of 1980. At the same time, the 
Asian Games were the first large-scale international event 
to take place in South Korea. Thus, the project was seen 

25 Km1051
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Figure 14-2. Aerial view of the Asian Athletics Village Apart-
ments.
Image from 대한주택공사주택단지총람 1971-1977 (Korea Na-
tional Housing Corporation Housing Overview 1971-1977), Korea 
National Housing Corporation, 1979.
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as a propagandistic effort by the government, and it was 
highly symbolic. 

The apartments became a keystone in the construction of 
housing complexes in Seoul due to the careful organiza-
tion of green communal spaces; the planned transitions be-
tween different degrees of privacy; the separation of cars 
from pedestrians; the clustering of blocks in distinct neigh-
borhoods; and the attentive variation of building heights in 
order to respond to sunlight requirements and to convey 
visual rhythm to the facades.

The square clusters with a central open space are reminis-
cent of those in Jamil 2-tanji, but in this case they were not 
dedicated to children playgrounds but to vehicles. The con-
centration of parking areas at the core of each neighbor-

hood cluster allowed for vast areas of green space in the 
periphery of the complex. For the first time, an underground 
parking level was provided in order to cater to the growing 
demand for private transportation. 

The center of the complex featured a commercial amenity. 
The apartments were very well served by the subway net-
work (Line #2) and are close to the venues of the Asian Ath-
letic Games and to many neighborhood facilities. 

1,000 m500200100
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Figure 14-3. Model of the 
winning entry for the Asian 
Athletic Games Village apart-
ments competition, by Joh 
Sung-yong. 
Source: Architecture & Urban 
Research Information Center 
(AURIC), http://www.auric.
or.kr

Figure 14-4. Real estate 
advertisement of the Asian 
Athletic Games Village apart-
ments after completion.
Source: Gyeonghyang News-
paper (경향신문), 1986.

In spite of being located in Jamsil, the Asian Athletics 
Games apartments were not part of the original Jamsil 
New Town Plan of 1974. They were added later to the plan, 
in an area formerly dedicated to low density housing. The 
government set aside a large plot near the stadiums for the 
games, with the condition to include a large public park. 
The apartments fit within the overall radial street grid of 
Jamsil but, like all the other tanji in the area, are consid-
ered a gated community and do not allow thru traffic.

2. TANJI MORPHOLOGY
2.1 PLANNING BACKGROUND
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Figure 14-5. Aerial view of the Asian Athletic Games Vil-
lage site in Jamsil, 1978. 
Source: aerogis.seoul.go.kr/ 500 m25010050

1 /5,000
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Figure 14-6. Aerial view of the Asian Athletic Games Vil-
lage apartments in 1989. 
Source: aerogis.seoul.go.kr/ 
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Central Park Clusters

The internal organization of the Asian Athletics apartments 
relied on four different, overlapping logics:

• Central Park and Amenities: The common public space 
at the very centre of the tanji was designed as a part 
of the sequence of green spaces that connects the 
school at the very southern tip of the complex with the 
stadiums to the north, threading through the complex 
and the public park next to it. All the neighbourhood 
clusters are open to it. The central amenities adjacent 
to the park are reminiscent of Perry’s neighbourhood 
model, but instead of hosting neighbourhood institu-
tions they are dedicated to commercial spaces.

• Clusters: The rigid zeilenbau pattern prevalent un-
til then was dropped in order to introduce a sense 
of community, following the precedent of the Jamsil 
2-tanji.

1 /7,500

2.2 INTERNAL ORGANIZATION

2. TANJI MORPHOLOGY
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Circulation Spine Pedestrian Flows

• Circulation Spine: Following the precedent of Jamsil 
5-tanji, vehicular circulation was reduced in order to 
enhance pedestrian circulation and green spaces. 
There was total separation of cars from pedestrians, 
and all parking lots were treated as cul-de-sacs, in a 
high-density version of the typical housing cluster de-
signed for Radburn by Stein and Wright

• Pedestrian Flows: Two main paths run N/S along 
the outer green buffer, allowing pedestrians to walk 
through the complex. Arcades in the first floors con-
nect those main paths with each cluster.

The site planning strategies adopted work as a cohesive 
system that integrates the different circulations, the layout 
in clusters, the green spaces and even the relationship with 
the adjacent city in a cohesive manner. After almost twenty 
years of experiments, an autochthonous model emerges, 
alternative to the zeilenbau pattern. 

1 /7,500
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Even though there had been previous attempts to define 
smaller communities within the estates, such as in the 
combination of the linear blocks and the buffer space 
around them in the Yeouido Sibum Apartments, or in the 
square courtyards of Jamsil 2-tanji, this is probably the first 
time when a distinct clustering strategy was adopted. It re-
flected a growing concern for the need of a hierarchy of 
nested scales of communities, which led to the living zones 
theory (see ‘8.6 The Neighborhood Unit and its Evolution to 
the Living Zone Theory’ in Chapter 8, Volume 01).

Each cluster has a distinct formal appearance, highlighted 
by the stepping profile of the residential buildings from 9 
to 18 floors – a reminder of the mountains that surround 
Seoul. 

At the core of each cluster there was a central void, like an 
interior courtyard (안마당) for the community of residents. 
Elements such as benches, planters, fountains, staircases 
leading to the underground parking levels, and parking 
skylights were treated as abstract sculptural landscape 
features. 

Besides the evident formal appearance, the clusters were 
semi-autonomous in terms of vehicular access, parking, 
garbage disposal and surveillance. The provision of a wide 
range of apartment sizes in each cluster was intended to 
provide a social mix of residents.

2.3 CLUSTERS

2. TANJI MORPHOLOGY
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Figure 14-7. Design of a typical residential cluster.
Source: Architecture & Urban Research Information Center 
(AURIC), http://www.auric.or.kr
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Buffer Space

Sports

Playground

Central Garden

a) Central Garden: This main green space consists of a 
large lawn without outdoor furniture, shrubs or trees. Since 
most of pedestrian paths are located on the outer fringe 
of the estate, while cars are confined to the interior, this 
central feature is severed from the main pedestrian circu-
lations. It is also fragmented by different access roads. It 
remains as a symbolic central space, clear of trees and 
other vegetation, which allows views across the complex.

b) Buffer Space: There are two types of green buffers: 

• A wide, forest-like crown surrounding the complex on 
its east, west and south edges –there is a park on the 
northern side-, which provide privacy from the sur-

rounding streets. Multiple paths criss-cross them, and 
the tennis courts and the children playgrounds are em-
bedded in it. 

• Smaller scale buffers in the interior of the complex 
shelter the first floors from common areas such as the 
parking lots and the roads.   

c) Sports Area: The complex includes a dedicated area for 
tennis courts. During the 1970s and 1980s, tennis was pro-
moted as part of the mass housing lifestyle. From today’s 
perspective, two tennis courts for more than 1,300 housing 
units seem too small.

400 m20010050
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2.4 USES OF OPEN SPACE

2. TANJI MORPHOLOGY
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Figure 14-8. Public space at the center of a typical residential 
cluster.
Source: Architecture & Urban Research Information Center 
(AURIC), http://www.auric.or.kr

Figure 14-9. Aerial view of the Asian Athletics Village Apart-
ments.
Source: Architecture & Urban Research Information Center 
(AURIC), http://www.auric.or.kr

d) Playgrounds: there are two playgrounds, one on the 
south side and another one in the northern side. They also 
seem too little for the scale of the complex. Architect Mr. 
Joh, a resident of the complex since after the Games, has 
admitted in recent years that the complex lacks more facili-
ties for children to play (Joh, 2017).

Communal spaces are intended to encourage random 
encounters between residents. That is why underground 
parking lots are not accessed directly via the buildings 
main cores, but through dedicated, outdoor staircases. 
Architect Mr. Joh has referred to this as ‘intended discom-
fort’: the inconvenience of having to walk under the ele-
ments to reach the parking lot is counterbalanced by the 
awareness of the weather and the possibility of random 
encounters in the daily lives of the residents (Joh, 2017).

2.4 USES OF OPEN SPACE - DEFINITION OF MODERN LIFESTYLES
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Training facility 
(future school)

Park

Central Garden

Civic Center / 
Future shopping 

center

The Asian Athletics Apartments offer a wide variety of spa-
tial scales and experiences. 

At an urban scale beyond the confines of the estate, there 
is a north – south green axis which connects the school on 
the southern end to the park on the north. Within the com-
plex, the axis takes the form of the aforementioned central 
green space, and it is even linked to the courtyard inside 
the shopping center, which was intended originally as an 
outdoor gathering space.

At a smaller scale, each cluster defines its own open space 
through the virtual volume defined by the u-shaped blocks 
around the central parking space. All these cluster spaces 
are opened to the larger green axis. At the same time, the 
continuous outer wall of the clusters of apartments defines 
a heavily forested boundary that makes for a very different 
type of outdoor experience. 

2.5 DEFINITION OF OPEN SPACE

2. TANJI MORPHOLOGY
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Figure 14-10. Diagram of the north – south green axis through 
the site, connecting the school and training facility in the south 
(top of image), with the park to the north (bottom).
Source: Architecture & Urban Research Information Center 
(AURIC), http://www.auric.or.kr

The cuts in between the blocks and the passages strategi-
cally cut in the first floors of the clusters connect the in-
side of the complex with this outer wooded buffer. Outdoor 
spaces are not symmetrical and rarely are seen frontally. 
As one moves through the site, perspectives are always 
changing and there is no privileged viewpoint from where 
the whole estate can be grasped. Spaces are linked one to 
another, articulating a sophisticated and carefully planned 
sequence that integrates both the buildings and the land-
scape.
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View of the inner courtyard at the 
core of a typical cluster.

Approach from the main 
vehicular spine.

View of Central Garden.

2.5 DEFINITION OF OPEN SPACE

2. TANJI MORPHOLOGY
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Secondary Vehicular Circulation

Pedestrian Circulation

Parking 

Main Vehicular Circulation
Building Entrance
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Separated Pedestrian Paths

Parking

Vehicular Spine

Access Roads

Avenues surrounding complex

Housing Complex Entrance

3.1 ACCESS
Access for both pedestrians and vehicles takes place only 
from the northern and southern edges of the complex, off 
the main avenues of Jamsil in order not to interfere with the 
normal circulation of the district. 

3.2 INTERNAL CIRCULATION: 
The main goal of the circulation strategy was to achieve 
the complete separation of pedestrians and cars.

Vehicles: Vehicular circulation was confined to the cen-
ter of the parcel, where a two-way linear spine provided 
access to most of the parking lots. It was an inversion of 
the strategy used in Yeoeuido, where parking lots were ac-
cessed directly from the perimeter, leaving the central core 
of the complex for pedestrians. In spite of the interruption 

of internal pedestrian flows, the choice was a compromise 
in order to favor pedestrian circulations along the edges of 
the complex.

Pedestrian: Pedestrian circulation connect the inner court-
yards of the clusters, trickling from one to the next through 
the careful arrangement of pedestrian passages on the 
first floors of the blocks, making the clusters permeable to 
each other.

3.3 PARKING STRATEGY
Parking areas are located at the center of the clusters since 
they are oriented north, so they do not receive much sun 
during the winter months. One parking spot per unit was 
provided. In order to reduce the area dedicated to parking, 
underground facilities were adopted for the first time.

400 m20010050
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3.1 ACCESS /  3.2 INTERNAL CIRCULATION / 3.3 PARKING STRATEGY

3. CIRCULATION NETWORKS
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1st Floor

2nd Floor

3rd Floor

Connecting 
brige

Civic center

Courtyard

Cores

Commercial 
center

Basement

3rd Floor types of businesses:
beauty parlors
reading room
cram schools
medical centers

2nd Floor types of businesses:
real estate agencies
restaurants
beauty parlors
dry cleaners
sauna / bath

1st Floor types of businesses:
real estate agencies
banks
dry cleaners
cafes
grocery stores
bakery

Basement types of businesses:
market

4. COMMERCIAL FACILITIES
COMMERCIAL ARCADE (상가, SANGGA)
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Figure 14-11. Axonometric 
view of the commercial 
facility at the Asian Athletics 
village apartments. Image 
from the winning entry of the 
competition.
Source: Architecture & Urban 
Research Information Center 
(AURIC), http://www.auric.

Figure 14-12. View of the cur-
rent condition of the central 
court in the commercial 
facility of the Asian Athletics 
village apartments.
Photograph by author.

An iconic civic center was placed at the center of the com-
plex, accessible from all the clusters and along the main 
green access that linked the housing estate with the ath-
letic venues to the north. The building was divided in two 
sections around a central courtyard. The eastern wing was 
to be used as the headquarters of the organization of the 
Asian Athletics Games of 1986, and the western wing as 
a commercial area. The courtyard in the middle was de-
signed to be used for events related to the games.

After the games, the headquarters were turned into a com-
munity center with a kindergarten and a senior citizens 
center. In a similar manner, the school facilities located at 
the southern tip of the estate were used as gyms and prac-
ticing areas during the games.

Its original representative function imbued the building 
with a symbolic character uncommon for this type of fa-
cility, which is still present in the careful planning of the 
entrances, the internal circulations, the choice of materi-
als and the detailing of the construction, etc. Nevertheless, 
the transformation into a neighborhood center has taken 
away some its representative character. For instance, the 
central courtyard is used now as a parking lot and a load-
ing dock for the shopping center rather than as an outdoor 
event space.
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5.1 BUILDING TYPES

5. BUILDING TYPE
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A Type
32 평 (pyeong)
104 m2

D Type
46 평 (pyeong)
152 m2

As it had become the norm since the Apkujeong apart-
ments, the structure was based on load bearing walls 
rather than on simpler post and beam structures in order to 
cope with the increasing height of the buildings. Common 
corridors were discarded in favor of vertical cores shared 
among two units per floor. The elongated cores, with one 
flight of stairs on one side and the elevator pushed away to 
the opposite end took into consideration traditional wed-
ding and funeral rituals, which up until the 1990s were still 
held at home. The long corridor between the apartment’s 
front door and the elevator provided the long space re-
quired in order to carry the ‘bride’s box’ or the coffin. In 
turn, the big elevator shafts with the semicircular back also 
took the coffin into consideration, as they allowed them to 
be carried without having to turn them vertically.

The different housing units were based on three structural 
bays following the rigorous pattern enforced by the bear-
ing walls, and the buildings became deeper in order to ac-
commodate larger units. Interior layouts definitely ditched 
the separation between night and day quarters and cor-
ridors as a strategy to provide privacy, adopting instead 
the central living-dining-kitchen space plan featured in the 
Yeouido apartments. Still, kitchens remained segregated 
and included a pantry. Bathrooms were placed towards the 
middle of the plan and grouped into wet cores in order to 
free the facades for bedrooms. Generous balconies of dif-
ferent dimensions were provided on both sides of the plan.

1 /200

5 10 m2.5
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Tree buffer Wall of 
apartments 

Metallic fence

Guarded check-
points

Figure 14-13. View of the Asian Athletics Village Apartments as 
an isolated enclave from accross the street.
Source: Naver Maps, https://map.naver.com/

Guarded 
checkpoint

The complex is shielded by a sophisticated buffer space 
made up of different layers: the wide avenues of Jamsil 
which difficult pedestrian access, a fence guarding the 
sidewalk, the metallic fence facing the street, the vegetat-
ed perimeter made up of tall, deciduous trees and lower 
shrubs, and the external facades of the blocks which ob-
struct the views of the internal courtyards of the clusters 
from the outside.

The process of entering the complex is done by going 
through a series of thresholds.

6. BOUNDARY
6.1 BOUNDARY AS AN URBAN CONDITION
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Section A - A’

Figure 14-14. Close up of the different layers shielding the Asian 
Athletics Village Apartments.
Source: Naver Maps, https://map.naver.com/

Wide 
avenue

Sidewalk 
fence

Complex
fence

Topogra-
phy

Tree
buffer

Wall of 
apartments

The tanji is completely fenced off along its eastern and 
western flanks, so it can only be accessed through its 
northern and southern ends. Vehicular access is heav-
ily controlled through boom barriers manned by security 
guards on both ends. 

Architect Mr. Joh has voiced his original intention to get 
rid of the fence during the design phase, but in the end he 
had to accommodate the government’s will. According to 
him, the gates and fences of apartment complexes should 
be torn down in order to allow residents and neighbours 
alike to easily move around, but regrets that Korean people 
prefer establishing clear boundaries and refuse to share 
their property with outsiders (Joh, 2017). 

1 /500
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6. BOUNDARY
6.2 DEFINITION OF THE EDGE 
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Access street 
blocked to 
provide more 
parking area.

Access street 
blocked to 
provide more 
parking area.

The increase of private vehicle ownership resulted in a 
lack of parking spaces, as the original provision accommo-
dated one vehicle per household. 

In order to fulfill demand, over time the two streets provid-
ing access from the western avenue, which in fact belong 
to the tanji, were blocked and used as a cul-de-sac parking 
lot accessible only from inside the complex. 

7.1 APPROPRIATION OF VEHICULAR STREETS FOR PARKING

7. ADAPTATIONS BY RESIDENTS
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Figure 14-15. Detail of access 
street blocked with temporal 
traffic barriers to provide 
more parking area.
Source: Naver Maps, https://
map.naver.com/

Detail of access street blocked 
with temporal traffic barriers 
to provide more parking area.
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BUILT FOOTPRINT: 
• 12% residential footprint 

• Residential density: 90 units / Ha 

• FAR 162

• Building heights: 9 – 18 floors

(Note: the Asian Athletics Village Apartments were part of 
a larger site which included a park on the northern side 
and a training facility for athletes to the south. In order to 
be able to compare them to the other case studies, only the 
parcel containing the housing portion has been contem-
plated in the calculation of density and floor area ratios)

The design of the tanji explored the typology of high-den-
sity apartments beyond the zeilenbau layout. Many innova-
tions that would become established staples in the design 
of housing complexes from then on were introduced at this 
point: the focus on creating communities or clusters within 
the complex, underground parking facilities that free up 
space at street level, separation of cars and pedestrians, 
the overall composition of the facades, etc.  

It reached a similar residential footprint as the previous 
cases of Mapo, Yeouido and Apkujeong, although with 
a very different distribution of those footprints within the 
site. For the first time, heights up to 18 floors were reached, 
pushing the construction of reinforced concrete bearing 
walls. At the same time, the careful stepping of the masses, 
taking into consideration sunlight and the overall composi-
tion of the facades, kept the FAR lower than in Apkujeong. 
This feature shows a concern for quality of the design of 

spaces rather for the amount of built FAR. Housing density 
was kept relatively low, even lower than in Apkujeong as 
well, due to the large size of the units.

OPEN SPACE: 
The departure from the exhausted zeilenbau model had 
beneficial effects as well in terms of the open space. Not 
only dedicated park areas doubled from those of Apku-
jeong and Jamsil 5-tanji –from 4% to 8%-, but also the de-
sign of the buffer with the surrounding streets as a linear 
forest further increased that. Nevertheless, the definition 
of areas for specific leisure activities such as playgrounds 
and sports areas remained limited. 

CIRCULATION & PARKING: 
The internal distribution successfully achieved the sepa-
ration of pedestrians from vehicles without confining the 
first to the inner core of the estate, as had been the case 
in Yeouido. This allowed external pedestrian flows to cross 
the site from north to south, and thus shows an emerging 
concern for the role of the tanji within its larger urban con-
text.

Furthermore, the introduction of underground parking lots 
increased the area available for pedestrians, green spaces 
and leisure activities at the street level.

8.4 CONCLUSIONS

8. LAND USE DIAGRAMS
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123 FAR

 84 UNITS / Ha
   122 Bldgs
 6-24 Stories
5,540 Units

15 % PARCEL OCCUPATION
Common spaces:
 Street buffer
 Bldg buffer
 Park
 Roads
 Pedestrian paths
 Parking
 Amenities
 Technical
Private spaces:
 Housing
 Commercial
 Others
PARCEL AREA: 

585,649 m2

4,887 m2

27,112 m2

222,337 m2

91,119 m2

67,775 m2

63,466 m2

107,224 m2

1,731 m2

76,604 m2

63,961 m2

12,642 m2

--
66.22 Ha

Floor area:
 Housing
 Commercial
 Amenities
 Technical

815,407 m2

767,533 m2

17,030 m2

29,114 m2

1,731 m2

 1 %  Green - Street buffer
 4 %  Green - Bldg. buffer 

34 %  Green - Park 

14 %  Roads  

10 %  Pedestrian 

16 %  Amenities 

 0.26 %  Technical Services 

10 %  Residential 

Figure 15-1. The Olympic Village Apartments after completion. 
Image source: 조선일보 newspaper (The Chosun Ilbo)

 2 %  Commercial 

10 %  Dedicated Parking 

Urban Role:  URBAN EXTENSION
Developer:  KOREA HOUSING CORPORATION (Public Admin.)
Location:  SONGPA-GU, GANGNAM (South bank of the Han River)
Timeline:  1986 -

CHAPTER 15 / Case Study #09: OLYMPIC VILLAGE APARTMENTS (1986-88)
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The design of the complex was the outcome of an interna-
tional competition won by architect Woo Kyu-sung. 

The brief of the competition pointedly required entries to 
address two specific issues: 

• Proposals were requested to demonstrate methods to 
develop mass housing.

• Since the housing complex was to host both athletes 
and journalists during the three weeks of the duration 
of the 1988 Summer Olympic Games, it had to be up to 
the standard of the Olympics and it had to include a 
celebratory character in keeping with the spirit of the 
Games. 

25 Km1051

1 /400,000
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Figure 15-2. Aerial view of the Olympic Village apartments after 
completion.
Image from 대한주택공사주택단지총람 1971-1977 (Korea Na-
tional Housing Corporation Housing Overview 1971-1977), Korea 
National Housing Corporation, 1979.
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The main characteristics of the proposal were:

• The relationship with the Olympic Park across the 
street (NW of the site). This was the single most impor-
tant concept of the proposal, since some of the main 
Olympic venues were located within that park. A green 
axis was established north-south from the Olympic 
park across the site and all the way to the greenbelt 
on the southeast, following two existing streams. The 
center of the Olympic Village would be located where 
the two streams met. This concern for the role of the 
tanji within the larger urban framework was similar to 
that in the Asian Athletics Games Apartments.  

• To provide a sense of community: the athletes coming 
together formed a temporal global community that re-
flected the Olympic spirit. For Woo it was very impor-
tant to find a symbolic form that could house around 
20,000 people in 5,000 units, even though that would 
probably matter less after the Games.

• To make the housing complex as a livable space, with 
a distinct character and a human quality to it.

• To provide ceremonial aspects through light ele-
ments: the tallest buildings on the edges of the perim-
eter would be lit at night as a theatrical background 
for the complex during events and celebrations. Simi-
larly, a monumental circular feature was located in the 
middle of the Main Plaza at the core of the estate, to be 
backlit at night as well during celebrations.  

500 m25010050

1 /10,000

1. INTRODUCTION
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Figure 15-3. Aerial view of the 
Olympic Village Apartments 
after completion.
The complex was connected 
to the adjacent Olympic Park 
through the Seongnae stream.
Source: Korean Institute of 
Registered Architects (KIRA).

Figure 15-4. Real estate 
advertisement of the Olympic 
Village apartments after 
completion.
Source: Gyeonghyang News-
paper (경향신문), 1988.

The area dedicated to the Olympic Park and the Olympic 
Village apartments used to be mostly flat agricultural land 
on the outskirts of Jamsil, bordering the greenbelt to the 
southeast. Together they amounted up to 200Ha, and the 
two venues were destined to trigger the speculative de-
velopment of this area SE of the city, mostly through apat’u 
tanji.

The Olympic Park includes remains from the early Baekje 
period such as the Mongchontoseong Fortress (몽촌토성) 
and an artificial lake. The residents of a former agricultural 
village on the SW corner of the Olympic Apartments site 
were evicted and relocated in order to make way for the 
development. Natural pre-existences such as the Seong-
nae and Kami streams and the hills on the northern edge of 
the site were maintained and incorporated into the design. 

2. TANJI MORPHOLOGY
2.1 PLANNING BACKGROUND
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Figure 15-5. Aerial view of the Olympic Village Apart-
ments site in Jamsil, 1978. 
Source: aerogis.seoul.go.kr/ 

1 /7,500
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Figure 15-6. Aerial view of the Olympic Village Apart-
ments in 1989. 
Source: aerogis.seoul.go.kr/
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Natural Pre-existences Radial Structure

Olympic Park

Greenbelt

The main feature of the tanji was the radio centric layout 
encompassing the existing streams on the site, which dif-
fered much from the zeilenbau layouts predominant until 
then. The internal organization was largely based on this 
feature.

• Natural Pre-existences. Two existing streams were 
incorporated into the layout, transformed into two 
linear parks which connected the complex with the 
Greenbelt to the SE and to the Olympic Park on the 
NW, where many venues for the 1988 Olympic Games 
were located. Common facilities were placed at the 
very center of the estate, next to the stream leading to 
the Olympic Park and accessible by public transporta-
tion – bus and subway.

• Radial Structure. The rest of the layout was organized 
in a fan shape, radiating out from this civic center. 

1 /15,000

2.2 INTERNAL ORGANIZATION

2. TANJI MORPHOLOGY
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Clusters Circulations

• Clusters. Urban blocks shaped as wedges defined in-
terior courtyards containing common parking lots and 
vegetation. An underground parking was also located 
within this inner block space. Residential buildings 
around the wedges had varying heights according to 
the increasing width of the block – from 6 stories at 
the narrowest point to 24 stories at its widest, in the 
periphery of the complex.

• Circulations. Vehicles accessed the blocks from both 
ends, while a separate network of pedestrian paths 
connected these inner courtyards perpendicularly 
through the middle.

1 /15,000
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Figure 15-7. Studies of solar exposure of the residential build-
ings acording to different orientations within the fan-shaped 
plan.
Courtesy of Kyu Sung Woo Architects.

2.3 CLUSTERS

2. TANJI MORPHOLOGY
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Woo wanted to create a residential space imbued with 
some of the spatial qualities of the traditional living quar-
ters in the old city. The introversion of the residential areas 
in the old city; the increasing quietness as one climbed up 
the alleys from the busier streets at the foot of the hills; and 
the mountains surrounding the city in the background as a 
permanent reference were reinterpreted through the de-
sign of the residential clusters, the introverted inner court-
yards and the increasing height of the residential buildings. 
The clusters get wider and taller towards the periphery, 
providing better views of the Greenbelt and the landscape, 
while towards the center they stage a more intimate scale 
(from an interview with the architect, July 13th, 2015).

The fan shape of the different clusters and the rotation of 
the scheme does not allow for all the buildings to have the 
same orientation. This was an important factor in order to 
sell the apartments, since south orientation was a major 
consideration for the value of apartments. Woo had to de-
vice an orientation strategy to convince the developers. 
The fact that the traditional layouts of streets and houses 
in Seoul were not necessarily south-facing, and that the 
double orientation of the buildings proposed would always 
allow for a proper sunlight turned out to be convincing 
enough (from an interview with the architect, July 13th, 
2015).
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Private Yard

Existing Stream

Forest Hill

Main Plaza

School Yard / Sports Area

Playground

Public Garden

Buffer Space

Pedestrian Path
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Figure 15-8. (Top left) View of the green corridor along one of 
the preserved streams through the site.
Photograph by author.

Figure 15-9. (Bottom left) View of a public garden in one of the 
radial distributor streets.
Photograph by author.

Figure 15-10. (Top right) Access to the parking lot inside the 
clusters from the pedestrian thoroughfare.
Photograph by author.

a) Main Plaza: The candy cane-shaped commercial cen-
ter defined a monumental plaza as the most representative 
public space for the events during the Games. It was meant 
to function like a large open air vestibule, a meeting point 
for the Olympic community, resembling the yard at the en-
trance of a traditional village, or the Piazza del Campo in 
Siena. The big round glass-paved surface in the center was 
meant to be back-lit during the main ceremonies. Architect 
Woo Kyu-sung fantasized that athletes would dance on it 
during the main events. Unfortunately, this could not hap-
pen because the glass blocks were not sand-blasted as 
specified, so the floor was too slippery. An indoor-outdoor 
carpet covered it during the Olympics so the athletes would 
not get injured (from an interview with the architect, July 
13th, 2015).

b) Hills with natural forest: The hills on the northern edge 
of the tanji were preserved and incorporated into the layout 
as natural parks where the original tree cover was main-
tained. Their higher altitude provides natural viewpoints 
over the whole complex and the Olympic Park beyond. 

c) Existing streams: They were also preserved and land-
scaped as green corridors which are the main guidelines 
for the overall organization of the complex. They do not only 
define the fan layout but also articulate the location of the 
civic center and the connection to the Olympic Park.

d) School Yards / Sports Areas: As it was common, school 
yards doubled up as sports areas during weekends and 
holidays. The large amount of schools in the area ensured 
a vast amount of sports areas for training purposes during 
the Games.

e) Public Gardens: The public streets in between the resi-
dential wedges contained landscaped areas which provid-
ed shade and greenery. They also slowed vehicular traffic 
due to their location and layout.  

f) Cluster inner courtyards: the triangular shape of the open 
space inside the blocks was mostly used for parking, but 
the leftover area in the middle would also be used as a 
community garden for the cluster.

g) Playgrounds: There are at least 20 playgrounds through-
out the complex, located mostly in the inner courtyards of 
the residential clusters. 

h) Private yards: The units in the first floors of the apart-
ments are raised from the street level and enjoy a garden 
in the front and one in the back. This feature makes up for 
the usual lack of privacy in those units. 

i) Buffer spaces: The tanji is quite isolated from the sur-
rounding city due to the Greenbelt to the SE, the hills on the 
north, and the wide avenues surrounding it. Also, buildings 
are raised on parking plinths. Thus, buffer spaces are less 
needed than in previous estates, but are still used to shelter 
buildings from the main internal streets.
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Boulevards Playground as a 
missing building 

parcel
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Figure 15-11. Common space inside a typical cluster after 
completion.
Two important features are noticeable:
• The double balconies signaling the location of the double-

height living rooms have not been enclosed yet by the resi-
dents after the Games.

• The vegetation has not grown yet, so it is possible to have an 
overall view of the internal courtyard.

Source: Olympic Museum Collection / A. Riethausen. 

As in the case of the Asian Athletics Apartments, the Olym-
pic Apartments featured a wide variety of open spaces, ar-
ticulated into a sophisticated sequence of scales from the 
monumental central plaza all the way down to the private 
gardens of the first floor units.  

It also took into consideration the urban role of the complex 
beyond its boundaries, as part of a green corridor along 
the Seongnae stream connecting the Greenbelt all the way 
down to the Han River through the Olympic Park. This green 
corridor doubled as both an ecological corridor and as a 
leisure facility. Inside the tanji, the stream bifurcates, al-
lowing for more contact points with the inner structure of 
the complex.

A second scale of open spaces is defined by the interior 
envelope of the clusters. The wedge shape and the in-
creasing height of the buildings as the clusters become 
wider produce an interesting dynamic tension between the 
center of the complex and the periphery. While vehicles 
can only use radial streets, there is a dedicated pedestrian 
path that connects the clusters perpendicularly through 
the middle, in a sequence that alternates public streets and 
common inner courts.
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View of the Main Plaza, with the
Arcade in the background. 

Typical view inside one of the  
wedge-shaped clusters, looking 

towards the wide end.

View of one of the radial streets,  
defined by the frontage of the 

apartment blocks .

2.5 DEFINITION OF OPEN SPACE

2. TANJI MORPHOLOGY
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Secondary Vehicular Circulation

Pedestrian Circulation

Parking 

Main Vehicular Circulation
Building Entrance

1 /3,000

Pedestrian Thoroughfare

Parking

Secondary Vehicular Circulation

Primary Vehicular Circulation

Avenues surrounding complex

Housing Complex Entrance

3.1 ACCESS
In spite of the large size of the site (1,100 x 550m.), there 
are only 5 vehicular entrances to the complex, distrib-
uted evenly around the north, west and south perimeters. 
There is no access from the east as that is where the Seoul 
Greenbelt is located.

3.2 INTERNAL CIRCULATION 
Vehicles: Due to the sheer scale of the complex, there are 
different hierarchies of streets. The main roads define the 
inner and outer arches of the fan layout. A secondary net-
work is composed by the radial distributors off those main 
roads leading to the different housing clusters; and a ter-
tiary network of cul-de-sacs provides access to the park-
ing lots inside those clusters.

Pedestrian: The separation of traffic flows here is not so 
strict as in the Asian Athletic Games Apartments. It de-
pends on the hierarchy of the road. For instance, in primary 
and secondary roads there are sidewalks, while accesses 
to parking lots are shared. There are also some paths ex-
clusive for pedestrians, such as along the two streams or 
the pedestrian thoroughfare connecting the different clus-
ters.

3.3 PARKING STRATEGY
In a similar manner as in the Asian Athletic Games, the 
parking lot of each cluster is located at its center, and park-
ing area is doubled with an underground facility. Besides, 
there are dedicated parking areas at street level along the 
streets surrounding the commercial center.

1 /7,500
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3.1 ACCESS /  3.2 INTERNAL CIRCULATION / 3.3 PARKING STRATEGY

3. CIRCULATION NETWORKS
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escalators to 
the 2nd floor 
and stairs to the 
3rd floor 

Seongnae 
stream 

Main Plaza

Outdoor portico

five-storey 
glass-covered 
arcade 

1st Floor types of businesses:
banks
fast food restaurants
sporting goods shops
photographic studios
pharmacies
electronics shops
pet shops
interior remodeling agency
real estate offices
nail art shops 
cafe
music store
furniture stores
appliance stores
beauty saloons

2nd Floor types of businesses:
dry cleaners
skin care shops
opticians
supermarket

3rd Floor types of businesses:
dry cleaners
photo studio
security office
restaurants
cliniques
cram schools

Basement types of businesses:
supermarkets
grocery stores

4. COMMERCIAL FACILITIES
COMMERCIAL ARCADE (상가, SANGGA)
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Figure 15-12. Original 
competition drawings for 
the commercial facilities.
Courtesy of Kyu Sung 
Woo Architects.

The Olympic Village arcade was tightly linked to the Main 
Plaza. Not only it provided the spatial definition and formal 
background for the public space, but it was also meant to 
be its indoor extension. The transition from the outside was 
carefully staged through a monumental portico which re-
called classic spatial typologies such as the Greek agora or 
the Roman forum. The outdoor monumentality was mirrored 
inside by means of a five-storey glass-covered arcade 
flanked by an indoor portico accommodating amenities for 
the athletes such as restaurants, commercial spaces and 
other facilities. Offices for the staff of the Olympic Games, 
the national delegations and the press were also located 
there. The glass arcade was lit at night, affording a spec-
tacular background for the Main Plaza.

The basement of the Arcade was dedicated to parking. Af-
ter the Games, the whole facility was turned into a com-
mercial center.
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B Type
64 평 (pyeong)
212 m2

Following the trend of high-rise apartment buildings since 
the Apkujeong Apartments, the building structure was 
based on load-bearing walls. This feature favored the con-
struction of buildings as arrangements of rectangular cells 
in plan, and had a direct impact on the interior layout of the 
units.

While the typical tanji of the time relied on a basic hous-
ing type to which more or less bedrooms were added in 
order to provide a range of sizes from 20 to 50 pyeong (66 – 
165m2), the Olympic Apartments offered five basic units: a 
high-rise, two duplex of different sizes, a corner unit, and a 
ground floor unit. With different variations, a total of twenty 
options were available in order to offer a diversified range 
that responded to the different conditions of the units with-
in the complex.

Units were designed with the long-term tenants that would 
move in after the Games in mind, but were flexible enough 
to accommodate athletes for the three weeks of the Olym-
pics. The layouts were similar to those from the Asian Ath-
letics: a central living-dining space run through the entire 
depth of the building, with bedrooms on either side. Cor-
ridors were avoided. The kitchen was kept adjacent to this 
main space, but still segregated. Bathrooms were clus-
tered in the middle, freeing the façade for the bedrooms. 
There were balconies on both sides of the building.

Construction methods adopted the common technology at 
the time of poured-in-place concrete, but introduced pre-
cast concrete elements for better quality control of the 
façade and the balconies. This conferred a more refined 
finish to the buildings which is distinctive still today.
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5.1 BUILDING TYPES

5. BUILDING TYPE
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A Type
36 평 (pyeong)
120 m2

Figure 15-13. Marketing image for the 1988 Olympic Games 
showing international athletes in their unit during the games.
Source: Olympic Museum Collection.
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Figure 15-14. Original competition draw-
ings.
Courtesy of Kyu Sung Woo Architects.

5. BUILDING TYPE
5.2 ORIGINAL DESIGN - SITE PLANNING
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5. BUILDING TYPE
5.2 ORIGINAL DESIGN - RESIDENTIAL BUILDINGS
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Figure 15-16. Original competition draw-
ings.
Courtesy of Kyu Sung Woo Architects.
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Figure 15-19. Eastwood and Westview 
Apartments, Roosevelt Island, J. LL. Sert 
& Jackson and Associates, 1970-76.
Source: Steve Rosenthal. Sert, Special 
Collection, Frances Loeb Library, Harvard 

Figure 15-18. Le Corbusier, double height 
balconies in the Immeubles-Villa apart-
ment block proposal, 1922.
Source: Le Corbusier and Pierre Jeanner-
et, Œuvre Complete, Volume 1, 1910-1929.

Figure 15-17. Les Escales Park, J. LL. Sert 
& Jackson and Associates, 1966-73.
South-east elevation. Source: Arquitectu-
ras Bis: Información Gráfica de Actuali-
dad, #6, pp.2-9, 1975.

After obtaining a Master of Architecture in Urban Design 
from Harvard University in 1970, when it was under the di-
rection of Lluis Sert, Woo worked several years for the firm 
of J. LL. Sert & Jackson and Associates in Cambridge. The 
influence of that formative experience can be traced back 
to specific housing projects of the firm:

• Les Escales Park, Barcelona, 1966-73. The introduc-
tion of the duplexes and the double balconies (a re-
interpretation of Le Corbusier’s Immeubles-Villa), the 
composition of the volumes, and the design of the fa-
cades.

• Eastwood and Westview Apartments, Roosevelt Is-
land, NYC, 1970-76. Most notably, in the stepped sky-
line of the complex.

Besides those influences, Woo incorporated as well other 
strategies that were in use in Seoul at the time, such as 
the underground parking lots of the Asian Athletics Apart-
ments, or the different use of the first floor and the upper 
floors intended in the planning of Mok-dong New Town for 
which he had been a consultant.

5. BUILDING TYPE
5.3 REFERENCES
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The Olympic Apartments sit at a particular location on the 
edge of the city with the Greenbelt, and are tightly bound 
by the urban grid of the avenues of Jamsil. Since they are 
surrounded by the green spaces of the Olympic Park to the 
west, the Greenbelt to the east, and the original hills in the 
northern end of the site, they feel like an urban enclave sur-
rounded by nature. The sides facing the surrounding av-
enues are less shielded than in other tanji, a feature that 
contributes to their urban, open character.

The 24 storey towers that define the outer edge were illumi-
nated during the main ceremonies of the games, providing 
a monumental background to the complex. 

6. BOUNDARY
6.1 BOUNDARY AS AN URBAN CONDITION
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The Olympic Apartments are surrounded on three sides by 
the wide avenues of Jamsil, which define and isolate the 
site at the same time. Only the SE edge is not defined by 
a strong vehicular road as it borders the Seoul Greenbelt. 
This could have been an opportunity for the penetration of 
green patches into the complex, but since in this particular 
location the greenbelt is composed of private agricultural 
fields, this was not possible. Instead, the boundary is met 
by a chain-link fence bordering the outer vehicular arch of 
the complex over an embankment.

The pedestrian routes along the original streams provide a 
linkage beyond the strong boundaries surrounding the tanji. 
In particular, the path connecting to the Olympic Park under 
the surrounding avenues recalls similar strategies used to 
link pedestrian networks across superblocks found in Chan-
digarh and Milton Keynes, among others. 

1 /500
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6.2 DEFINITION OF THE EDGE 

6. BOUNDARY
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There have been two major types of adaptations of the 
original design through the years:

1. In the Olympic Village arcade

After the Games, the floors in the arcade were colonized 
and subdivided by a myriad of businesses, in a strategy 
similar to the demarcation of space in the traditional mar-
kets in Seoul. A particular case was the occupation of the 
open area under the five-storey glass-covered arcade 
which originally was intended to be an extension of the 
monumental plaza outside. Merchants built semi-temporal 

structures in it, with a variety of styles, colors and mate-
rials that disrupt the openness of the original design and 
block access to the central public space. Similarly, storage 
spaces have been built on the fourth floor, and a net has 
been stretched under the glass arcade to prevent objects 
from falling below.

Woo has declared that he did not expect it would be subdi-
vided in such a way, and that if he had been aware of this 
he would have designed it differently (from an interview 
with the architect, July 13th, 2015). 

7.1 ADAPTATIONS OF THE OLYMPIC VILLAGE ARCADE

7. ADAPTATIONS BY RESIDENTS
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Occupation of 4th floor mezzanine with makeshift storage spaces.

Colonization of facades with signboards;  
Occupation of arcade with commercial structures 

Opening of new shop windows;  
Subdivision of commercial floors into separate retail spaces

Figure 15-21. View of the five-storey arcade today, with the 
protective net and the colonization of makeshift retail spaces 
on the first floor.
Photograph by author.

Figure 15-20. View of the original aspect of the five-storey 
arcade.
Source: Land and Housing Corporation (LH Corp.).

7.1 ADAPTATIONS OF THE OLYMPIC VILLAGE ARCADE

7. ADAPTATIONS BY RESIDENTS
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7 Section of a support by Habraken, 1963-1965

The explanation of adaptability with boundaries gave a view on how 
longevity could be integrated during the design process. This chapter 
will focus on the individual boundary, the scale of a building element. 
First the translation of Habraken’s initial theory into a practical design 
method is discussed. This method is strongly related with the design 
of building elements and the way they are combined and connect-
ed. Habraken saw an opportunity in the industrialized production
process to realise his envisioned independent dwellings. These
optimistic expectations were shared by the SAR, which assigned
industrialization as leading design aspect: reuse was hardly considered. 
The SAR design method – that resulted from Habraken’s theory – is 
used to introduce an alternative. A recent view on the matter of adapt-
ability provides further knowledge on how this alternative must be 
constructed. This alternative is based on reuse and user participation.
 Habraken announced a combination of three radical 
changes for achieving an alternative to mass-housing. The separation 
between support and infill and the participation of the inhabitant are 
already mentioned. The third change was aiming at a better integration 
of the possibilities provided by industrialization. In this context it is
important to understand that Habraken initially envisioned the
supports as structures that took over the tasks of ground surface on 
higher levels and that they would be as permanent as a street.38 He
imagined that a traditional on-site construction method would suit the 
built of these supports. The dwellings were supposed to be completely 
independent from these supports, as free-standing houses along a street, 
and could therefore utilize a different production technique. The in-
dustrialized manufacturing techniques were thus intended for the infill.
 He praised the ability of the machine to produce uniform
parts by explaining that an endless variety of dwelling design was 
possible when numerous different parts would fit in a coherent 
system.39  This would then eventually lead to a simple assembly 
process on site, using a prefabricated building kit. Habraken does 
mention that this depends on economic developments: it would 
only become feasible when human labour got more expansive.40

 Again, this was not a revolutionary statement, accord-
ing to Koos Bosma, professor of architectural history and heritage 
studies and one of the writers of Housing for the Millions – a review 
of Habraken and the SAR till 2000: Walter Gropius (1883-1969) 
devoted his entire life in search of such a strategy, he opted for
‘a method of diversification within a standardized process and for 
dwelling as a mass-produced do-it-yourself-kit.’41 Gropius already 
announced the ‘dwelling from the warehouse’ in 1929.42 This has
become reality in some countries, of which Japan is a fine examples.43

 To some extend this also applied for the Netherlands during 
the 1950s, the market share of building systems rose from 5 percent in 
1948 to 19 percent in 1951. However, this increase was artificial since 
deals between the federal government, municipalities, and housing
associations guaranteed enough commissions to start producing these 
systems.’44 This procedure was nevertheless accepted due to the large 
numbers of dwellings that were urgently needed. It did however form 
the start of an extensive use of prefabricated element, a building meth-
od that has become inextricably connected to Dutch building practise.
 Habraken describes the early reconstruction examples 
as failures because they didn’t succeed in utilizing the potential 

of industrialization. He points out that they mainly optimized
traditional building methods, resulting in monotonous dwellings
because it was required that every project was large and uniform. 
This would then make human tasks repetitive and provide quan-
tities that allowed prefabrication. Habraken proposes a uniform 
system for all projects, abandoning the need of uniformity, and thus
providing customization.45 Industrialization formed the foundation 
of his solution. This fast believe in industrialization decreased during 
the 70s and even got a negative annotation after the publication of 
Limits to Growth by the Club of Rome in 1972. After this publica-
tion the concept of Habraken’s infill, which was supposed to be easy 
replaceable and disposable was surrounded with serious doubts.46

  The image below (7) is often used to illustrate what Habrak-
en had in mind, the similarity between trailer homes stacked on sever-
al parking levels is striking. It can perhaps be considered the industri-
alized version of the earlier mentioned cartoon in Life magazine (2).

ADAPTABILTY AND REUSE 3

Industrialization
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ALTERED CONDITIONORIGINAL CONDITION

Figure 15-22. Diversity of designs of the double height balconies 
enclosed by the residents. 
Source: By Hand Architects: http://by-hand.co.kr/. 

Figure 15-23. John N. Habraken, diagram of the ‘supports’ con-
cept. Source: J. N. Habraken, ‘Supports: An Alternative to Mass 
Housing’ (1972).

2. Inside the housing units

Modifications have taken place inside the housing units, 
especially in the types with double height living rooms and 
balconies. The goal was to extend the built area, either by 
enclosing the outside balconies, by building a new floor in 
the original double space of the living rooms, or a combina-
tion of both. This has had a direct impact on the external 
facades of the buildings, as new window mullion patterns 
and colors have been added over time in order to suit the 
needs of the residents.

Asked on the matter, architect Woo was adamant about 
the fact that housing and the city are supposed to change 
reflecting the life of their users. He refered to the ‘supports’ 
theory by John Habraken, which proposed an alternative to 
traditional mass housing methods were the State would be 
in charge of providing a basic infrastructural framework. In 
turn, future residents would build their own housing on top 
of it. In that regard the strong and rigorous geometry of the 
facades provides a framework which allows for the infill to 
be transformed without compromising the overall composi-
tion (from an interview with the architect, July 13th, 2015).  

7.2 ADAPTATIONS OF THE HOUSING UNITS
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BUILT FOOTPRINT: 
• 10% residential footprint 

• Residential density: 84 units / Ha 

• FAR 123

• Building heights: 6 – 24 floors

In many aspects, the Olympic Apartments followed the 
path initiated by the Asian Athletics Games, but at a larger 
scale. Most notably, the break away from the zeilenbau 
pattern allowed for experimenting with innovative and so-
phisticated clusters of residential buildings, the integration 
of larger landscape features into the complex, the articu-
lation of different hierarchies of roads and public spaces, 
and the partial segregation of pedestrians from cars. There 
was also a careful design of the overall complex as a whole 
rather than as a simple aggregation of individual buildings. 
A notable difference from the Asian Athletics apartments 
was the inclusion of large areas of undeveloped land in the 
hills at the north end of the site and of three schools with 
their outdoor spaces, which kept the overall residential 
footprint, density, and FAR even lower in spite of pioneer-
ing the construction of residential buildings up to 24 stories.

OPEN SPACE: 
As a consequence from the previous, the amount of open 
space of different kinds escalated from a mere 8% in the 
Asian Athletics Apartments to an unprecedented 34%. To-
gether with that, there was an increase in the number of 
playgrounds and a drastic reduction in vegetated buffers. 
The inclusion of the Seongnae and Kami streams to the 
internal network of open spaces and thus the integration 
of the estate with the metropolitan infrastructure of green 
spaces was a first and contributed to the unique character 
of the project. 

CIRCULATION & PARKING: 
While the Asian Athletics Apartments successfully 
achieved the separation of pedestrians from vehicles, the 
large scale of the Olympic Games Apartments did not allow 
for that. Instead, the careful definition of different scales of 
internal streets afforded a variety of relationships between 
cars and vehicles.

Following a similar sensibility, parking lots were tucked 
away from the main streets. As in the Asian Athletics 
Apartments, those parking areas became the main ele-
ment which defined the residential clusters. The inclusion 
of vegetated areas in the open air lots and their connection 
to pedestrian paths contributed to adapt them seamlessly 
into the urban landscape, rather than concealing them 
completely.

8.4 CONCLUSIONS

8. LAND USE DIAGRAMS
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310 FAR
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  17 Stories
982 Units
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Figure 16-1. View of the Mapo Samsung apartments under construction.
Photograph from the 매일경제신문 (Maeil Economic Daily), June 22nd, 1993. 

 2.29 %  Commercial 

31 %  Dedicated Parking 

Urban Role:  APARTMENT TANJI RENEWAL
Developer:  SAMSUNG C&T (Private developer)
Location:  MAPO-GU, GANGBUK (North bank of the Han River)
Timeline:  1993 - 

CHAPTER 16 / Case Study #10: MAPO SAMSUNG APARTMENTS (1993-94)
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The Mapo Samsung Apartments replaced the original 
Mapo Apartaments built in 1962. While the original complex 
had pioneered the construction of apat’u tanji in Seoul by 
the public administration, their renovation spearheaded the 
speculative regeneration of old tanji by private developers.  

By the middle of the 1980s, the ongoing housing short-
age combined with the need to renovate the first apart-
ment complexes dating back from the 1960s triggered the 
emergence of a new arena for mass housing. If until then 
apartment complexes had colonized new urban territories 
or renovated decaying residential areas, from now on they 
would also replace outdated housing estates, in a process 
to be known as ’재건축’ (Jae-Gun-Chuk -JGC- or ‘private 
residential renewal’, see ‘8. Mass Housing as a Tool for In-
ner City Renewal’ in Chapter 7, Volume 1). 

25 Km1051

1 /400,000

1. INTRODUCTION
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Figure 16-2. Aerial view of the Mapo Samsung Apartments.
Image from Naver Maps, 2016, http://map.naver.com/
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This process would be regulated by a series of legislations:

• The Act on the Ownership and Management of Collec-
tive Buildings (집합건물의 소유 및 관리에 관한 법률) of 
1984 paved the way to develop, support and promote 
this specific urban renewal system.

• The Housing Construction Promotion Act (주택건설
촉진법) of 1987 established the practical terms of the 
process, by regulating the formation of reconstruction 
unions among land owners, private construction com-
panies and the government.

The government engaged private developers in order to 
avoid spending public budget on the provision of housing, 
while at the same time preventing the degradation of large 
apartment complexes. It offered the financial incentive of 
increasing the floor area ratio (FAR) for those complexes 
where it was below 100% up to 250%, and a maximum 
height of 25 floors. The reconstruction of the old Mapo 
Apartments was approved in 1988, setting up the precedent 
for the unbridled privatization of the housing provision. Park 
Ki-seok (박기석), the president of Samsung’s C&T Corpora-
tion at the time, also happened to be the second president 

of the Land and Housing Corporation (LH Corp), the public 
housing agency. This facilitated the choice of the chaebol’s 
construction branch for the task and bears witness to the 
particular relationship between the administration and the 
private corporations under the umbrella of the develop-
mental regime.

The reconstruction of the Mapo apartments was also an 
example of the adoption of advances made in the design of 
mass housing by the public administration during the previ-
ous decade by the private companies. These advances in-
cluded the separation of pedestrian and vehicular circula-
tions; the provision of community spaces; the clustering of 
buildings; and the construction of underground parking lots 
to free up open space at street level. In terms of the units, 
improvements in the efficiency of the layouts by reducing 
corridors, arranging bedrooms around a central space with 
double orientation, and others were also quickly incorpo-
rated and popularized by private developers through their 
marketing campaigns. However, the desire to maximize 
economic benefit distorted the original intentions of those 
advancements, which were pressed into service in order 
to increase density rather than to foster a sense of com-
munity. 

250 m1255025
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Figure 16-3. (Top) News ar-
ticle explaining the ‘punyang’ 
system applied to Mapo 
Samsung apartments in this 
case. 
The system allowed the gov-
ernment to control the sale 
price of apartments through a 
lottery managed by the Hous-
ing Bank.
Source: Unknown.

Figure 16-4. (Bottom) News 
article describing the ‘Happy 
House’ festival in Mapo 
Samsung apartments, a month 
before their completion.
The article also explains that 
the tanji is the first one to 
have been renovated. 
Source: Unknown.

The renovated complex occupied the parcel as the former 
Mapo Apartments, which stood on the grounds of the for-
mer Seoul Prison built by the Japanese colonial authorities 
around 1912. The site featured a flat land at the base of the 
hills of Mapo, on an ancient north – south commercial route 
connecting the old Joseon capital with the ferry crossing 
on the Han River shore. This commercial route bordering 
the site on the northwest side had traditionally been a busy 
commercial thoroughfare.

The site had been flattened since the times of the prison, 
and embankments had been necessary as the parcel met 
the feet of the hills to the south-east. Those embankments 
isolated the area from its busy and crowded commercial 
surroundings, affording the complex a secluded condition. 
By the time of the renewal, the former slums on the hills 
to the east of the site had already been replaced by high-
density mass housing estates.

2. TANJI MORPHOLOGY
2.1 PLANNING BACKGROUND
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Figure 16-5. Aerial view of the original Mapo Apart-
ments, 1989. 
Source: aerogis.seoul.go.kr/ 
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Figure 16-6. Aerial view of the renovated Mapo Apart-
ments in 1996. 
Source: aerogis.seoul.go.kr/
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Central AxisPerimeter

The internal organization of the Mapo Samsung apartments 
relied on three complementary logics:

• Strong perimeter: the renovation of the complex did 
not address the isolation of the site, quite the contrary. 
A new fence was built around it, complementing the 
embankments on the east, south and west. Only a 
small pedestrian entrance was allowed on the oppo-
site side of the main gates to the north. 

• A central axis for both pedestrian and vehicular circu-
lations, inherited from the original Mapo Apartments. 
Since the site was cut off from its surroundings by the 
topography, the main access points were kept from 
the previous complex and strongly influenced the new 
internal layout. The site functioned basically a cul-de-
sac with two vehicular entrances on the same side.

1 /4,000
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Clusters

• Clusters: following the influence of the living zone 
theory (see ‘8.6 The Neighborhood Unit and its Evolu-
tion to the Living Zone Theory’ in Chapter 8, Volume 
1), the tanji was subdivided in smaller hierarchies of 
functional units

1 /4,000
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Figure 16-7. Interior view of a typical cluster in the renovated 
Mapo Apartments.
Image from Naver, http://map.naver.com/

2.3 CLUSTERS

2. TANJI MORPHOLOGY
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Following the development of the living zones theory since 
the 1970s, and especially after its consolidation in the 
Asian Athletic Games Apartments and the Olympic Games 
Apartments, the renovation of the Mapo apartments also 
adopted a hierarchy of nested scales of communities. The 
main spatial feature that identified each cluster was the 
central shared space, which contained common facilities 
such as parking lots, playgrounds, some greenery, garbage 
disposal facilities and security booths.

Nevertheless, features that had been critical in defining 
the character of those precedents, such as the reference 
to the spatial qualities of Seoul’s traditional living quar-
ters; the reference to the profile of the mountains in the 
decreasing height of the buildings composing the clusters; 
the sculptural features of common elements and street 
furniture; the separation of cars from pedestrians through 
passages carved under the buildings; etc. were lost here, 
signaling a growing interest on the cluster as an organiza-
tional and managerial tool rather than as an instrument for 
community building.
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Figure 16-8. View of one of the gardens in the renovated Mapo 
Apartments.
Photograph by author.

Figure 16-9. View of one of the playgrounds in the renovated 
Mapo Apartments.
Photograph by author.

The dense urban environment and the compactness of the 
complex limited the amount and variety of open spaces in 
the new Mapo Apartments, compared to previous case 
studies. The original estate had demonstrated that an al-
ternative to the traditional compact low-rise fabrics of 
Seoul was possible, where taller buildings afforded a large 
amount of open space. The renovated Mapo Apartments 
increased residential density while also providing a fair 
amount of open space in comparison to traditional urban 
fabrics, but the vast majority of that open space was now 
occupied by parking lots. 

Only a small portion was dedicated to specific leisure ac-
tivities:    

a) Pedestrian boulevard: Due to the compactness of the 
site, there was no room for separation of pedestrians and 
traffic. Instead, a wide sidewalk was provided as a pedes-
trian feature decorated with mosaics and patterns along 
the central circulation spine. It run along the whole length 
of the site, connecting the main entrance across the dif-
ferent clusters and also providing access to the two play-
grounds and adjacent gardens. In spite of its apparent 
monumentality, this pedestrian feature decreased in size 
and importance as it got further from the main entrance, 
reflecting the decreasing amount of residents that used 
it in each portion. It ended abruptly in a narrow sidewalk 
without leading to any destination in particular. A possible 
alternative could have been to end it in a common amenity, 
such as the kindergarten at the very end of the site, which 
right now does not seem to be integrated with the rest of 
the layout.

b) Playgrounds: Following the increasing specialization of 
open spaces in relationship to the provision of amenities 
at different scales according to the living zones theory and 
to the tight relationship between mass housing and the 
modern nuclear family, playgrounds had become a staple 
element in the planning of open spaces. There are two in 
the renovated Mapo Apartments, one at each end of the 
pedestrian boulevard. They are hidden and protected in-
side the residential clusters, in a configuration similar to 
the one adopted in the perimetral clusters of the Olympic 
Apartments. The intention was to shield them from the out-
side, while facilitating the surveillance by the parents from 
their respective units.

c) Gardens: Two green areas were planned adjacent to the 
playgrounds with which they formed a functional unit. They 
were located on top of underground parking facilities, so 
trees have a restricted root space and thus their growth is 
limited. Unfortunately, both the playgrounds and gardens 
were located on the north side of a residential slab, so 
during the cold months they do not receive any sunlight, 
greatly limiting their use.

d) Buffer spaces: The narrow vegetated strips were meant 
to either provide privacy to the units on the first floors or 
to reinforce the isolation of the tanji from its surroundings. 
They were an evolution of the wide buffer zones from the 
original Mapo Apartments.
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The design of the open space lacked the complexity and 
sophistication of the Asian Athletic Games Apartments and 
the Olympic Apartments. There was no concern for differ-
ent hierarchies of open space, neither for the possible re-
lationship of the complex with larger open space systems. 
The logic of open spaces simply reinforced the cluster as 
an organizational strategy, and a large portion of them was 
dedicated to parking lots.

There are two identifiable spatial experiences: the linear 
sequence of successive residential clusters traversed per-
pendicularly as one proceeds along the central boulevard; 
and a secondary sequence along the perimeter of the tanji, 
highly bounded by the embankments and the vegetated 
buffers.

REFERENCES

MAPO APARTMENTS (1962)

2.5 DEFINITION OF OPEN SPACE
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View of the main entrance.

View of the interior of 
a typical cluster.

View of the retaining walls en-
closing the apartment complex to 

the southwest.

2.5 DEFINITION OF OPEN SPACE

2. TANJI MORPHOLOGY
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Figure 16-10. Main entrance of the Mapo Apartments.
Image from Naver, http://map.naver.com/

Figure 16-11. View of one of the parking lots being used as a 
leisure space by residents and neighbors.
Photograph by author.

3.1 ACCESS
As mentioned, the two main gates of the complex on the 
northwestern side were inherited from the original Mapo 
Apartments, since they related already to the existing 
street network. Only a new pedestrian entrance was added 
on the opposite side, allowing the residents from the new 
housing complexes to the south to cross the site instead of 
having to go around it.

3.2 INTERNAL CIRCULATION 
Due to the small scale of the complex, to its residential den-
sity, to the commercial character of the neighborhood, and 
to the availability of mass transit options nearby, it would 
have made a lot of sense to pursue the separation of pe-
destrian and vehicular flows. Even though it was a well-
developed topic and there were quite a few earlier refer-
ences available, that was not the case.

Vehicles: The internal circulation is somewhat redundant. 
There are two main vehicular roads: a central spine along 
the main pedestrian boulevard, and a perimetral road 
along the perimeter. They are linked by the parking lots 
in the middle of the residential clusters, which can be ac-
cessed from both. A more clear structure would have been 
to limit vehicles either to the perimetral road, as in the case 
of Yeoeuido, or to the central spine, as in the case of the 
Asian Athletic Games apartments.

Pedestrian: Besides the pedestrian boulevard along the 
central spine of the complex, there is a secondary network 
of narrow sidewalks that provide access to the different 
residential buildings. The strategy to access the buildings 
is not coherent with the formalization of the clusters, prov-
ing that they are not a spatial device to support a sense 
of community, but rather a purely managerial instrument. 
Buildings are accessed from either the SE or SW facade, 
thus depending on their location their front doors can be 
located either inside or outside the cluster, undermining 
the possibility for random encounters intended in the Asian 
Athletic Games apartments, for example.    

3.3 PARKING STRATEGY
There are three types of parking lots in the complex. As in 
the Asian Athletic Games Apartments and in the Olympic 
Games Apartments, the parking lot of each cluster is lo-
cated at its center, and the parking area is doubled with 
an underground facility. Besides, there are also street-
level parking spots along the perimeter of the complex, 
and a dedicated lot behind the commercial facility at the 
entrance of the complex, which can be used by outsiders.
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Parking lot
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4. COMMERCIAL FACILITIES
COMMERCIAL ARCADE (상가, SANGGA)
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Figure 16-12. Exterior view of the Mapo apartments commercial 
facility, with signboards of the businesses hung on the façade.
Photograph by author.

Figure 16-13. View of a typical corridor inside the commercial 
facility. 
Photograph by author.

In the previous two examples of the Asian Athletic Games 
Apartments and the Olympic Apartments, which were iso-
lated enclaves with a weak urban context at the time of 
their completion, commercial facilities were located in the 
middle of the tanji and provided a center for their com-
munities. In this case, commercial facilities were located 
right outside the main entrance, feeding from the well-
established commercial character of the area. This also 
prevented outsiders from entering the estate, avoiding the 
related parking complications that would have aroused. 
The peripheral location of the shopping center near the 
main traffic intersections reflected Clarence Perry’s origi-
nal concept for the neighborhood unit, but the consolida-
tion of all retail into a single, dense building had become a 
local evolution.

A far cry from the civic and monumental character of the 
two previous examples, the building typology employed 
was a variation of the ‘core and shell’ concept, where the 
developer provided the interior core structure and the ex-
terior envelope of the building, but internal architectural el-
ements and specific fit-outs would be the responsibility of 
each tenant. The building was conceived like an infrastruc-
tural framework, a vessel in constant transformation and 
customization by the temporal tenants throughout building 
occupancy. In terms of both its location and the building 
type it was similar to commercial facilities in previous case 
studies, such as in the Jamsil 5-tanji. It adopted a rectan-
gular shape in plan in order to optimize its form factor, with 
two central corridors with cores at both ends. 
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A Type
41 평 (pyeong)
138 m2

B Type
28 평 (pyeong)
85 m2

Buildings consisted of groupings of two access cores with 
two units per floor, seventeen stories high. All units in one 
building had the same size, thus diversity of unit sizes was 
achieved within a residential cluster through buildings of 
slightly different sizes. The structure was based on rein-
forced concrete load-bearing walls cast in place with a 
standardized aluminum form system for efficiency of con-
struction. 

At this point, the nLDK residential layout was very standard-
ized and its main characteristics were fully consolidated: 

• Double exposure.

• Entrance from the middle of the structural bay in order 
to optimize internal circulations.

• Street shoes were left in a buffer space at the entrance. 
The rest of the unit was one step higher. This base con-
tained the hot water radiant floor system.

• The nLDK central space ran the full depth of the unit, 
from the southern facade to the northern one. 

• The kitchen was fully integrated within this central 
space.

• Corridors had fully disappeared, and with them the typi-
cal western division between bedrooms and common 
spaces of the house. Instead of clustered together, 
bedrooms were placed on both sides of the central 
nLDK space.

• Those bedrooms were accessed through intermediate, 
threshold spaces to provide privacy.

• Bathrooms were located in the middle of the structural 
bay, together with other utility shafts and/or in-built 
storage spaces. The master bedroom, located further 
away from the door on the southern façade, would typi-
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5.1 BUILDING TYPES

5. BUILDING TYPE
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cally have a private one, while the other would be ac-
cessed from the central common space. 

• There were balconies on both sides. The southern one 
ran the full length of the unit in front of the living room 
and the main bedrooms. Rooms could be extended into 
this space in order to increase their surface. The north-
ern balcony was dedicated to facilities related to the 
kitchen: storage, washing machine, drying rack, etc.

• Built-in storage was limited, and not provided in the 
bedrooms.

There was basically one standardized unit type, and size 
variations were obtained by adding more or less bedrooms 
and slightly increasing the size of rooms, rather than pro-
viding different unit types for different situations.

1 /200

5 10 m2.5
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Main entrance Neighbor buildings 
built agains the 

fence

Retention wallsFence Wall of apartments

Secondary entrance

As mentioned earlier, the Mapo Apartments were highly 
isolated from their immediate surroundings. This was due 
to a great extent to the history of the site, as it used to be a 
prison; as well as to its position at the foot of the Mapo Hills 
to the southeast, since retention walls had to be built along 
the flanks of the site in order to obtain a flat land.

A fence and a vegetated buffer reinforced the seclusion of 
the complex from adjacent streets. Some neighboring con-
structions have been built against this fence, further iso-
lating the complex. Moreover, the height of the apartment 
buildings and their tight arrangement forms an apartment 
wall that shields the interior of the complex.

6. BOUNDARY
6.1 BOUNDARY AS AN URBAN CONDITION
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Section A - A’

Figure 16-14. View of the retention walls defining the boundary in 
the southeastern edge of the renovated Mapo Apartments.
Photograph by author.
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6.2 DEFINITION OF THE EDGE 
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Security tasks in apat’u tanji are carried by retired, un-
trained men with little or no welfare pension. Their job 
is highly precarious since it is not regulated by stan-
dard labor laws, thus their schedule is not controlled. 
Typically, two security guards take turns serving 24-
hour shifts at each building. They are not entitled to 
paid vacations, national holidays, or sick leaves. They 
do not have a job insurance and are not protected ei-
ther by labor unions, so they can be easily fired.

The precarity and informality of their job has pushed 
them to undertake unofficial duties besides security 
and crime prevention tasks, which by now are taken 
for granted by residents. They are generally expected 

to: park cars, sorting deliveries for residents, sweep-
ing the precincts, raking and bagging leaves during 
the fall, getting rid of the snow and ice in winter, 
unclogging rooftop drainages during the monsoon 
season in the summer, manage the garbage and re-
cycling, etc.

This situation is generalized in all apat’u tanji in Seoul, 
and is the source of constant labor conflicts. In the 
particular case of the Mapo Apartments, due to the 
high building density there is a large number of secu-
rity guards on duty, as made evident by the 16 security 
booths spread thorughout the complex grounds.

7.1 EXPLOITATION OF SECURITY GUARDS

7. ADAPTATIONS BY RESIDENTS
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Figure 16-15. Security guard cleaning up the snow from a side-
walk in Namsan Town Apartments, December 2017.
Photograph by author. 

Figure 16-16. Security guard reparing the paving of a sidewalk 
in Dongwon Benest Apartments, May 2018.
Photograph by author.
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BUILT FOOTPRINT: 
• 17% residential footprint 

• Residential density: 227 units / Ha 

• FAR 310

• Building heights: 17 floors

The renovation of the Mapo Apartments was another wa-
tershed moment in the evolution of mass housing in Seoul, 
as the increase in all the numbers indicates. Floor Area 
Ratio (FAR) increased four times from that of the original 
complex, building heights almost increased three times, 
residential footprint increased a 40%, and residential den-
sity a 65%. But not only was the renovation of the tanji a 
vast quantitative evolution from the original one built thirty 
years prior. Residential density was 2.5 times that of the 
Asian Athletics Apartments and the Olympic Games Apart-
ments built within the previous decade, while FAR was 
doubled and residential footprint increased a 65% at least.   

The hefty increase in floor area ratio and building density 
reflected two important aspects, both consequence of 
the emergence of the private residential renewal process 
(Jae-Gun-Chuk, JGC): the need to increase the number of 
housing units from the original complex, so they could be 
sold to pay for the renovation project; and the shift to pri-
vate development, which implied there should be an eco-
nomic profit to be made at the end. 

In spite of the important increases in residential density, 
building footprint and floor area ratio, no effort was made 
to develop design strategies that could take advantage of 
those increases or even merely cope with them. Solutions 
for site planning, building typology and residential unit lay-
out were directly borrowed and simplified from the models 
developed in the previous decade by the public housing 
authority. There was no consideration for the pressure the 
increase in residential density had on parking demand, cir-
culation needs, common amenities or open spaces.  

OPEN SPACE: 
The original Mapo Apartments featured more than 50% of 
the site dedicated to open space, even though most of it 
was underutilized as buffer zones. Site planning evolved 
since then, and the amount of open space dedicated to 
parks, their variety and complexity increased progressive-
ly. The Olympic Games Apartments had been a high point 
in that evolution, with a 34% of the total area dedicated to 
parks, and only a reduced area dedicated to green buffers 
(5%). The renovation of the Mapo Apartments reversed that 
trend, with only a mere 2% of the total site dedicated to 
parks, while needing 19% for buffer zones.

CIRCULATION & PARKING: 
In spite of the provision of underground parking facilities, 
31% of the whole site was dedicated to parking, with a to-
tal of 47% of it covered in asphalt. In contrast, the original 
Mapo Apartments only had 16% of the total parcel dedicat-
ed to vehicles, the Asian Athletic Games Apartments 21%, 
and the Olympic Games Apartments 24%. It was the first 
time when such a large portion of the site was dedicted to 
vehicles, reversing the trends to increase green areas and 
to separate cars from pedestrians. 

The renovation of the Mapo Apartments showed the de-
sign strategies developed until then where not able to cope 
with the increase in residential density required to make 
the renovation process feasible, and thus new paradigms 
and design solutions were needed. 

8.4 CONCLUSIONS

8. LAND USE DIAGRAMS
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Figure 17-1. The Tower Palace Apartments after completion. Image from ‘강남 40년: 영동에서 강남으로’ (40 Years of Gangnam, 
Exponential Growth). Catalogue of the exhibition. Seoul Museum of History, 2011.

Urban Role:  URBAN RENEWAL
Developer:  Samsung Construction & Trading Corporation  (Private developer)
Location:  DOGOK-DONG, GANGNAM (South bank of the Han River)
Timeline:  1999 - 
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The three phases of the Tower Palace Apartments are ex-
emplary of a new type of apat’u tanji which emerged as a 
result of the financial crisis of 1997. The main consequence 
of the crisis was the adoption of neoliberal policies, which 
brought a general deregulation of the economy and the 
gradual liberalization of the markets. In the housing sector 
this meant the abolition of the price control for the sale of 
new apartments and a new sale tax system. The immediate 
effects of those measures on the urban landscape were 
the increase of real estate speculation, the birth of new 
types of mass housing, and deeper social segregation.

25 Km1051

1 /400,000
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Figure 17-2. Aerial view of the Sam-
sung Tower Palace Apartments.
Image from ‘강남 40년: 영동에서 강남으로’ (40 Years of Gang-
nam, Exponential Growth). Catalogue of the exhibition. Seoul 
Museum of History, 2011.
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The Tower Palace Apartments were the first luxury high-
rise residential complex, and could be carried out as a 
result of very specific set of conditions: the demand for 
mixed-use residential and commercial complexes; the de-
sire for luxury housing in Gangnam; and the availability of 
land due to a change in urban planning. This case study 
will deal with the first phase, since it represented a break-
through in the development of mass housing in Seoul. It 
consisted of 4 residential towers with 1,361 units, a plinth 
with amenities and commercial spaces, and five basement 
floors providing 3,709 parking spots. 73% of the site was 
dedicated to gardens and common areas for residents, in-
cluding conference rooms; ballrooms; guest rooms; gymna-
sium; library; banquet hall; multi-media room; playgrounds; 
multi-use rooms; pool; and even an indoor golf area. 

The layout of the apartments was very different from the 
nLDK unit type developed until then. They reproduced ge-
neric plans of global high-end condominium towers and 
were highly influenced by the structural requirements 
of the high-rise building type. The new typology of luxury 
high-rise condominiums introduced by the Tower Palace 
Apartments generated a lot of controversy due to the re-
lated issues of traffic congestion, environmental impact, 
increased real estate speculation, and the privatization of 
urban space in gated communities.

250 m1255025
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Figure 17-3. Contrast between 
the Tower Palace complex 
in the background and the 
Guryong Village (구룡마울) 
in the foreground.
The informal settlement was 
originally built by residents 
evicted from poor neighbor-
hoods demolished during the 
fast urban growth of Seoul be-
fore the 1988 Olympic Games. 
It is considered to be the last 
slum remaining in Seoul.
Image from ‘40 Years of Gang-
nam, Exponential Growth’, 
catalogue of the exhibition, 
Seoul Museum of History.

Figure 17-4. The Yangjae 
Stream purification was a 
side project that intended to 
return profits from the Tower 
Palace development to the 
community by restoring a 
degraded natural stream.
The restoratoration of 3.75 km 
of this subsidiary of the Han 
river as part of a larger city 
project provided a central 
green spine for the neighbor-
ing residential complexes. It 
also reversed the reputation 
of the area and increased 
property values.
Image by Samsung C&T.

The sites of the three different phases of the Tower Palace 
Apartments were originally part of the Gaepo Development 
Plan, a commercial district approved in 1982 on the south-
ernmost edge of Gangnam, along the banks of the Yangjae 
stream and very close to the Seoul Greenbelt to the south. 
The development plan was made official with the Gangnam 
Administrative Town Plan in 1991, but by 1993 it had to be 
cancelled due to the lack of potential tenants and con-
sequently lots were sold to private developers. Samsung 
bought the land with the intention to build their corporate 
office headquarters, an iconic 102-storey tower.

The 1997 Asian financial crisis had a radical impact on 
those plans. The intervention of the International Monetary 
Fund (IMF) forced the corporation to reduce its debt ratio, 
so it had to secure a positive cash flow. At the same time, 

the government promoted housing sales by providing new 
tax benefits in order to boost the economy after the crisis. It 
also abolished the sales price ceiling regulation, according 
to IMF’s directives. Finally, there was a growing demand 
for new residential types catered to increasingly wealthier 
sectors of the population. All this forced Samsung to scrap 
the designs for its corporate headquarters and develop 
instead a high-end residential complex on a parcel which 
was much smaller than those dedicated to apat’u tanji until 
then. In order to overcome the lack of buildable area, the 
complex would be built as a high-rise mixed-use develop-
ment, even though the height limit was reduced in the pro-
cess.

2. TANJI MORPHOLOGY
2.1 PLANNING BACKGROUND
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Figure 17-5. Aerial view of the Tower Palace Apartments 
Phase I site in Yangjae, 1978. 
Source: aerogis.seoul.go.kr/ 
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Figure 17-6. Aerial view of the constructino of the Tower 
Palace Apartments Phase I in 1996. 
Source: aerogis.seoul.go.kr/
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Cluster Center

The internal organization of the Tower Palace I complex 
followed four complementary logics:

• Cluster: the four individual towers are not independent 
from each other. They share accesses, parking, ame-
nities, and green spaces through a common base.

• Center: this shared identity is highlighted by a strong 
centrality, formalized by a unified porte-cochère fea-
ture which provides access to the four buildings off 
the main street for convenience and privacy.

1 /4,000

2.2 INTERNAL ORGANIZATION

2. TANJI MORPHOLOGY
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Verticality / Plinth South View

• Verticality / Plinth: the high residential density and 
the exclusivity of the complex rely on the adoption of 
the high-rise condominium typology. A thick base ac-
commodates all the amenities, services and accesses 
required.

• South View: One of the main features of the complex, 
in relationship to its height, is the views it affords to 
the south over the Yangjae stream and the mountains 
and forests of the Seoul Greenbelt beyond. The com-
munication cores in the towers are shifted towards the 
northern façade so there are no north-facing units.

1 /4,000
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The planning of residential districts according to non-hier-
archical, self-contained clusters was intended to strength-
en communities based on Perry’s neighborhood unit theory 
(see ‘8.6 The Neighborhood Unit and its Evolution to the 
‘Living Zone’ Theory’, in Chapter 8, Volume 1).

Nevertheless, the introversion and seclusion to which the 
spatial planning of Tower Palace aspires have less to do 
with strengthening community relationships among resi-
dents and more with the maintenance of class privilege 
and the preservation of an elitist social status, which is 

what makes it a gated community. The aim is to secure pri-
vacy and to provide exclusive amenities to residents, while 
preventing outsiders from trespassing, through the care-
ful staging of physical thresholds. In other words, the con-
struction of a sense of community within the complex is not 
based on supporting social relationships and the staging 
of occasions for random encounters among resident as in 
the Asian Athletics Games Apartments, but rather on their 
shared real estate assets and social status.

2.3 CLUSTERS

2. TANJI MORPHOLOGY
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Section through officetel 
tower.‘Officetels’ (오피스텔, a 
hybrid denomination formed by 

mixing ‘office’ and ‘hotel’) are 
mixed-use building with residen-

tial and commercial units.

Mid-tower
common 
amenities

42
 fl

oo
rs

1 /1,000

502510 100 m

2.3 CLUSTERS

2. TANJI MORPHOLOGY



NAMBU-EXPRESS WAY

DOGOK-DONG SAMSUNG RAEMIAN APARTMENT YANG JAE CHEON - PARKHOUSING DECK DECK DECKPORTE-COCHÈRE PARKING HOUSING BUFFER

140M

54M

YANG JAE CHEON - RO

NAMBU-EXPRESS WAY

DOGOK-DONG SAMSUNG RAEMIAN APARTMENT YANG JAE CHEON - PARKHOUSING DECK DECK DECKPORTE-COCHÈRE PARKING HOUSING BUFFER

140M

54M

YANG JAE CHEON - RO

539SECTION B / THE SCALE OF THE HOUSING ESTATE

Section through typi-
cal residential tower.

Mid-tower
common 
amenities

5 underground 
parking levels

double-height 
lobby
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Buffer Space

Garden

Compared to the plan layout of apat’u tanji until then, the 
amount of open space was much reduced and highly mani-
cured. It had two main uses, either to provide a vegetated 
buffer from the surrounding streets or as a garden or out-
door landscape amenity which functioned as extension of 
the common facilities in the plinth of the complex.

These two uses corresponded to different datum lines: buf-
fer spaces were located at street level, while the garden 
was raised up to the roof of the plinth, so it would be acces-
sible only to residents. This feature limited the size of the 
trees planted due to the reduced soil depth. 

Dedicated sports areas present in some of the previous 
estates were moved indoors and further specialized into a 
swimming pool, a fitness center, an indoor golf range, etc.

1005020 200 m
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2.4 USES OF OPEN SPACE

2. TANJI MORPHOLOGY
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Han River

Gwanak 
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Yeongdong 3 
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Yeongdong 4
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Yeongdong 5
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Yeongdong 6
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Daechi
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TOWER PALACE I 
SITE

Figure 17-7. Location of the Yangjae Stream Restoration project 
within the Tan Stream Ecosystem Conservation Area.
Image by Samsung C&T.

Figure 17-8. Yangjae Stream Park project in Gangnam in rela-
tionship to the Tower Palace Phase I site.
Image by Samsung C&T.

Figure 17-9. Children playing during the summer in the restored 
Yangjae stream, with the Tower Palace Apartments in the 
background.
Image by 한국하천협희 (Korea Rivers Association). 

The project included the ecological restoration of the 
neighboring Yangjae stream in its course through the dis-
trict of Gangnam. The stream originates in Mount Gwanak 
in the south of Seoul and is an affluent of the Han River. The 
project, developed between 1995 and 2000, included the 
construction of water purification facilities, reinforcement 
of natural habitats, improvement of accessibility, and the 
integration of the stream with the neighboring residential 
quarters along a 3.75km stretch for a total cost of $13.9 mil-
lion. The project, one of the first natural stream restorations 
in the country, was offered as a service to the local com-
munity but turned out to be a succesful marketing strategy 
for the developer.

2.5 ECOLOGICAL RESTORATION OF THE NEIGHBORHOOD STREAM 

2. TANJI MORPHOLOGY
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Figure 17-10. Reproduction of the ‘borrowed’ open space af-
forded by the height of the Tower Palace Apartments.
Panorama composed with images from Naver Maps, 2016, http://
map.naver.com/ 

Open space in Tower Palace I is quite simple compared to 
some of the previous cases. There was absolutely no in-
tention to link the complex to larger open space infrastruc-
tures, so it completely turns its back against the linear park 
along the Yangjae stream right next to it. 

The garden on top of the plinth reinforces the secluded 
character of the estate and is designed as a quiet enclave 
lifted from the busy surrounding streets and connected to 
the exclusive amenities and commercial center in the base. 
It is framed by the faces of the four towers adjacent to it, 
which define an interior vertical volume a sorts, of which 
the garden is the bottom. 

An important aspect of the role of open space in Tower 
Palace is what could be called the ‘borrowed’ open space 
afforded as a view by the sheer height of the tower. The 
skyline was appropriated as an asset and became one of 
the major selling points of the complex, even though res-
idents do not have access to it. View as a commodity is 
one of the main characteristics of high-rise condominiums 
world-wide. High real estate does not grant ownership of 
open space but capitalizes on providing visual access to it.  

2.6 DEFINITION OF OPEN SPACE

2. TANJI MORPHOLOGY
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View from western vehicular 
entrance, with raised pedes-
trian deck in the background.

View from pedestrian deck on 
the third floor of the commer-
cial plinth, looking over porte-

cochère.

View of central vehicular 
roundabout / porte-cochère, 
with sheltered entrances to 

the residential towers.

2.6 DEFINITION OF OPEN SPACE

2. TANJI MORPHOLOGY
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Secondary Vehicular Circulation

Pedestrian Circulation

Main Vehicular Circulation

Building Entrance

Pedestrian Access

Subway Station

3.1 ACCESS
In spite of the compact parcel size, accesses and circu-
lation strategies in Tower Palace feature a high degree 
of complexity. This is due to its mixed-use character: the 
spatial organization allows outsiders to access the com-
mercial base but prevents them from gaining access to the 
residential towers.

Outsiders are allowed in through different entry points 
along the northern edge of the site, where the commercial 
base faces the main local artery. There is even a dedicated 
subway entrance from Dogok station on the northernmost 
corner.

Vehicular entrances are located mainly on the western 
edge, with a prominent gate facing the main street to the 
north as well. There are also other secondary parking 
ramps that access the basement parking directly from the 
perimeter for maintenance and delivery.

3.2 INTERNAL CIRCULATION 
Due to the high density of circulations and accesses in 
the estate, there is no strict separation of circulations as 
all vehicular accesses double as pedestrian accesses as 
well. Nevertheless, there is a strong vertical stratification 

of flows: while vehicles enter the complex at street level, 
shoppers can also access the commercial base from the 
rooftop and the basement – to which the subway is directly 
connected.

Vehicles: Vehicles accessing the complex from either the 
northern or eastern gates are lead to the central porte-
cochère located at the very center of the complex, from 
where residents and visitors can access the entrance of 
the different towers under a canopy. From there, vehicles 
can then proceed to the underground parking lots.

Pedestrian: Pedestrians are also allowed to the common 
space on the roof of the commercial base via open stair-
cases from the main street to the north, from which they 
can access the retail spaces located on that level. Resi-
dential towers cannot be accessed from there, though. 
Surprisingly, there is absolutely no pedestrian access from 
the south, where the linear park along the Yangjae stream 
is located.

3.3 PARKING STRATEGY
Due to the reduced footprint of the complex, all parking 
spaces are underground. The five levels of basement park-
ing are zoned for different uses: residents, visitors and 
maintenance and deliveries.

1005020 200 m
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3.1 ACCESS /  3.2 INTERNAL CIRCULATION / 3.3 PARKING STRATEGY

3. CIRCULATION NETWORKS
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Residential
Amenities

Residential 
Tower

3rd Floor 
Pedestrian 
Deck 

Pedestrian 
Arcade

Shopping 
center

Vehicular 
roundabout / 
Porte-cochère

Main 
vehicular 
access

Staircase
to 2nd floor

1st Floor types of businesses:
opticians
real estate offices
convenience store
café
flower shop
pharmacy
interior remodeling agency
cell phone store

Basement -1 types of businesses:
supermarket
coffe shop

2nd Floor types of businesses:
dry cleaners
travel agencies
fashion stores
restaurant
medical center

4. COMMERCIAL FACILITIES
COMMERCIAL ARCADE (상가, SANGGA)
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Figure 17-11. (Above) The Tower Arcade commercial base from 
the main street.
Image courtesy of Samsung C&T.

Figure 17-12. (Below) The Tower Arcade commercial base from 
the pedestrian deck above street level.
Photograph by author.

The three-storey building facing the main street of the 
area hosts a high-end shopping center, branded as ‘Tower 
Arcade’. A supermarket occupies most of the basement, 
with direct access from the Kongdeok subway station. The 
ground floor and the second floor contain retail spaces, 
while the third floor hosts services for the residents.

Instead of the ‘core and shell’ concept found in previous 
apat’u tanji such as Mapo Samsung Apartments or Jamsil 
5-tanji, the Tower Arcade emulates a luxury department 
store.
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The Tower Palace Apartments introduced an unforeseen 
level of refinement in Seoul’s residential landscape. The 
building typology had nothing to do with the evolution of 
mass housing in Seoul up until then. Instead, the residential 
towers were designed according to global trends of high-
rise condominium towers emerging in the financial capitals 
of the world: Hong-Kong, Tokyo, New York, etc. 

Samoo Architects & Engineers, a design firm affiliated to 
Samsung C&T, was in charge of the design, with the struc-
tural expertise from Over Arup & Partners. The US firm 
Skidmore, Owings & Merrill (SOM) was hired for the design 
of the third and last phase.

Lobby

A double-height lobby greets the visitors to the towers, 
a feature which had not been present until then in apart-
ment buildings. The idea was borrowed from luxury hotels, 
and the front desk provided hotel services such as mail, 
reservation services and business support. The lobby also 
contained a meeting space, an exhibition space and a com-
fortable waiting area.

Other common facilities

A common floor in the middle of the building contains a sky 
park, a guestroom, a gym and a banquet hall available to 
residents.

40 m20105
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5. BUILDING TYPE
5.1 BUILDING TYPES



3,4

36,1

1,2 8,78 2,05 20,58

3,4

36,1

1,2 8,78 2,05 20,58

549SECTION B / THE SCALE OF THE HOUSING ESTATE

Section through officetel 
tower.‘Officetels’ (오피스
텔, a hybrid denomination 

formed by mixing ‘office’ 
and ‘hotel’) are mixed-use 

building with residential 
and commercial units.
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common 
amenities
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A Type
55 평 (pyeong)
182 m2

B Type
120 평 (pyeong)
398 m2

1 /200

5 10 m2.5

5. BUILDING TYPE
5.1 BUILDING TYPES



551SECTION B / THE SCALE OF THE HOUSING ESTATE

Figure 17-13. (Above) Different options for the layout, material 
finishes and lighting of the living rooms.
Images courtesy of Samsung C&T.

Figure 17-14. (Below) Different options for the layout, material 
finishes and lighting of the kitchens.
Images courtesy of Samsung C&T.

 Housing units

Since the high-rise residential tower was an unforeseen 
building type in Seoul, residential units were also very dif-
ferent from the evolution of the nLDK unit plan until then. 
The square building plan, the depth of the structure and the 
need for a wide structural and communications core at the 
center of the plan made impossible the double orientation 
typical of apartments in Seoul up until then.

Unit plans followed a more typically western layout, with a 
single orientation and a stratification of functions from the 
façade to the deeper end of the unit. Thus, the main spaces 
–or serviced spaces such as living rooms and bedrooms 
- gravitated towards the windows; with servicing spaces –
corridors, restrooms, storage and kitchen- located deeper 
in the plan, in areas with less natural light. The lack of bed-
rooms in the back façade also contributed to a more west-
ern-looking separation of night and day quarters. After a 
more detailed analysis though, the presence of the master 
bedroom segregated from the main cluster of bedrooms, on 
the other side of the living room in many of the units reveals 

a different attitude towards privacy. 

Units were offered with a wide variety of customization 
options in term of the internal layout, design and material 
finishes, and there were no units facing north in order to 
favor views to the south.

Innovative technologies

The condominium boasted a whole range of state of the 
arts technologies, especially in terms of domotics. Light-
ing, curtains, home networks and even washing machines 
could be controlled through the resident’s mobile phone.

The deep unit layouts required the use of sophisticated 
ventilation systems, which included heat recovery venti-
lators, humidification control systems, kitchen ventilation 
systems, and individual multi-air conditioners. The complex 
also featured advanced security systems, including secu-
rity cards, finger scans, an emergency call system, and 24-
hour CCTV. 

Each building featured a helipad in its roof.
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1. Perimetral 
boundary

Residential 
Towers

2. Buffer zone 3. Commercial
plinth

4. Vehicular 
entry points

5. Lobby with 
concierge

Due to security concerns and in order to preserve the pri-
vacy of the residents, the Tower Palace apartments deploy 
a sophisticated sequence of spatial strategies in order to 
control accesses and prevent unwanted visitors:

1. A perimetral boundary, either as a fence around the 
garden in the southern edge, or as a commercial base 
along the north side of the complex.

2. A manicured landscape area which acts as a buffer 
along the east, south and western sides of the com-
plex.

3. The commercial plinth at street level was designed to 
attract customers but at the same time to prevent ac-
cess to the core of the complex. 

4. There are only two entry points to the central porte-
cochère / courtyard. Cars can only access with a mag-
netic card or by invitation of the residents.

5. The lobby of each one of the four towers, with a front 
desk with a concierge.

6. Additionally, a 24-hour centralized CCTV system moni-
tors all people accessing the grounds.

6. BOUNDARY
6.1 BOUNDARY AS AN URBAN CONDITION
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Section A - A’ 1 /500
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6. BOUNDARY
6.2 DEFINITION OF THE EDGE 
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OPEN SPACE - STREET BUFFER

OPEN SPACE - BUILDING BUFFER

OPEN SPACE - PARK
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8.1 OPEN SPACE: TAXONOMY, LOCATION AND % 

8. LAND USE DIAGRAMS
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BUILT FOOTPRINT: 
• 23% residential footprint 

• Residential density: 479 units / Ha 

• 1,300 FAR

• Building heights: 6 – 24 floors

Experiments with residential density: The introduction of 
the new residential typology of the mixed-use, high-rise 
condominium brought an unprecedented increase in all the 
figures:

• Residential footprint doubled from the average until 
then, up to a 23% of the lot area.

• Residential density also more than doubled the maxi-
mum attained with the renovation of the Mapo Apart-
ments, up to a whopping 479 units / Ha.

• The built FAR increased up to four times the maximum 
established until then by the renovation of the Mapo 
Apartments. The difference between the increase in 
residential density and FAR was due to the larger size 
of the units and to the increased inefficiency of high-
rise construction, which requires larger spaces for 
vertical circulations, structure and mechanical sys-
tems. 

• The increase in height up to 66 storeys almost tripled 
the maximum of 24 floors of the tallest buildings in the 
Olympic Village Apartments. 

OPEN SPACE: 
In spite of the increased built footprint and of the all the 
servitudes for circulation, an open space with a distinct 
quality was one of the features of the luxury high-rise ty-
pology. This was achieved by a careful site planning, with 
green areas climbing up different levels of the commercial 
and services base. 

The density and complexity of circulations and of programs 
contained in the tight site was reflected in the different 
types of open space included: a playground, a garden, a 
pond area, a terrace over the porte-cochère which acts as 
a spill-off from the amenities on the third floor of the com-
mercial base, and green buffers that provide privacy from 
the surrounding streets. Even without taking into consid-
eration the third floor terrace over the commercial base, 
open spaces amount to 39% of the total site area, which is 
on a par with previous case studies. 

CIRCULATION & PARKING: 
In spite of the compact size of the site, the impact of ve-
hicular traffic on the ground plan was limited to a 5%, in-
cluding circulation and parking spaces. This was possible 
since almost all parking areas were located underground, 
a strategy that would become a new paradigm in apat’u 
tanji site planning from then on. This allowed to free up 
open space at street level, which could be carefully land-
scaped and treated as a pedestrian realm. 

On the flip side, the excavation of large areas in order to al-
locate all parking needs underground extensively reduced 
pervious surfaces in mass housing complexes.

8.4 CONCLUSIONS

8. LAND USE DIAGRAMS
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Figure 18-1. The Jamsil Ricenz apartments after completion. 
Photograph courtesy of Daewoo Engineering and Construction Co. LTD.

376 FAR

196 UNITS / Ha
     74 Bldgs
25-33 Stories
5,563 Units

19 % PARCEL OCCUPATION
Common spaces:
 Street buffer
 Bldg buffer
 Park
 Roads
 Pedestrian paths
 Parking
 Amenities
 Technical
Private spaces:
 Housing
 Commercial
 Others
PARCEL AREA: 

246,186 m2

11,601 m2

42,883 m2

35,483 m2

17,486 m2

81,254 m2

--
52,368 m2

5,111 m2

38,288 m2

30,227 m2

8,061 m2

--
28.44 Ha

Floor area:
 Housing
 Commercial
 Amenities
 Technical

1,071,017m2

816,129 m2

40,305 m2

209,472 m2

5,111 m2

 4 %  Green - Street buffer

15 %  Green - Bldg. buffer 

12 %  Green - Park 

 6 %  Roads  

29 %  Pedestrian 

18 %  Amenities 

 1.8 %  Technical Services 

11 %  Residential 

 3 %  Commercial 

 0 %  Dedicated Parking 

(188,000 m2 

undeground)

Urban Role:  APARTMENT TANJI RENEWAL (renovation of Jamsil 2-tanji)
Developer:  A consortium of four private developers: Daewoo, Daelim, Woobang, and Samsung
Location:  JAMSIL, SONGPA-GU (South bank of the Han River)
Timeline:  2006 - 2008 construction period

CHAPTER 18 / Case Study #12: JAMSIL RICENZ APARTMENTS (2008)
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The general plan for the renovation of the apat’u tanji Jam-
sil 1, 2, 3 and 4 built between 1975 and 1976 was approved 
by the Land and Housing Corporation in 2000. The renova-
tion of the Jamsil-2 Tanji Apartments (Case Study #5) was 
to be called ‘Jamsil Ricenz’ and it would be undertaken by 
a joint venture among four private developers: Daewoo, 
Daelim, Woobang, and Samsung. The naming of the estate 
bears witness to the branding strategies adopted by devel-
opers in order to diversify their range of products since the 
liberalization of apartment prices after the 1997 financial 
crisis. They typically adopt combinations of English words, 
as in this case: Ricenz stands for ‘river’, ‘center’ and ‘ze-
nith’, implying the best tanji located at the center of the Han 
River (Suk, 2015). 

The renovation process followed the following phases:

• 2001 - 2005: formation of the associations of owners in 
charge of managing the renovation process. Project 
approval and distribution of costs.

• 2004 - 2005: selection of construction companies. Re-
settlement of owners and tenants and beginning of 
construction.

• 2006 - 2008: construction period.
25 Km1051
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Figure 18-2. AeriaI view of the Jamsil RIcenz Apartments.
Image from Naver, 2016, http://map.naver.com/
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The renovation increased four times the FAR, modern-
ized building types and infrastructures, and increased the 
overall size of the housing units. In order to achieve the re-
quired densities, residential buildings got taller, transition-
ing from horizontal blocks to vertical towers. These towers 
were grouped together forming clusters of different shapes 
around common open spaces. 

The subsoil of much of the parcel was excavated to house 
two parking floors. Thus, the ground floor in between resi-
dential buildings became a pedestrian realm fully dedi-
cated to landscape and recreational areas. At a time when 
residential towers and unit types had been highly standard-
ized, promoters competed in offering differentiated green 
spaces. 

The three original schools located at the core of the com-
plex according to Perry’s neighborhood unit theory were 
maintained, and new commercial programs were added 
in the perimeter of the superblock, especially close to the 
subway station exits in the southern corners.

The project was criticized for its aesthetic monotony, espe-
cially in terms of its façade to the Han River; for the lack of 
provision of social housing; for the crude speculative drive 
of the operation; and for the lack of provision of public fa-
cilities.

500 m25010050

1 /10,000
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Figure 18-3. General Plan for 
the renovation of the five tanji 
in Jamsil.
Image courtesy of the Seoul 
Metropolitan Government.

Figure 18-4. View of the 
skyline of the Jamsil Ricenz 
apartments from the northern 
bank of the Han river.
Photograph by author.

The size of the parcel and its position within the urban con-
text were already fixed since it was the renovation of an 
older complex. Even the three original schools had to be 
maintained, constraining greatly the new layout. Addition-
ally, the overall development was split up among four dif-
ferent construction companies, which further complicated 
the coordination of the renovation. 

Even though four contiguous superblocks of the Jamsil grid 
were slated to be renovated together, there was no strate-
gy to coordinate a wider network of open spaces that could 
thread the different tanji together, linking them to larger ur-
ban open spaces such as the adjacent Han River Park or 
the Jamsil Lake. This was a missed opportunity to remedi-
ate some of the shortcomings of the original planning of 
Jamsil, in particular given the reference of the ambitious 

neighborhood pedestrian axis featured in the nearby Asian 
Athletics Apartments or in the Olympic Games Village 
Apartments during the 1980s (Case Studies #08 and #09). 
The general plan for the renovation of the tanji in Jamsil 
shows each complex as a self-contained entity limited by 
the extent of each superblock, repeated next to each other 
as clones with little solution of continuity (see Figure 18-3).

2.1 PLANNING BACKGROUND

2. TANJI MORPHOLOGY
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Figure 18-6. Aerial view of the original Jamsil 2-tanji 
Apartments site in Jamsil, 1996. 
Source: aerogis.seoul.go.kr/ 

1 /5,000
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Figure 18-7. Aerial view of the Jamsil Ricenz Apartments 
after completion in 2006. 
Source: aerogis.seoul.go.kr/
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Pre-existences: 
Perimeter, School & Commercial

Vehicular Accessibility

The internal organization of the Jamsil Ricenz apartments 
was based on five overlapping logics:

• Pre-existences: Perimeter, School & Commercial. 
Three very important elements were pre-determined 
from the original Jamsil-2 tanji complex: the shape 
of the parcel; the location of the schools at the cen-
ter; and the location of the commercial facility on the 
southwest corner, near the subway entrance. These 
pre-existences had an enormous impact on the layout 
of the new complex.

• Vehicular Accessibility: The renovated tanji was de-
signed as a crown around the existing schools. The 
main vehicular circulation was shaped as a loop with 
four accesses. None of them faced the main Jamsil 
avenue in order to avoid traffic congestions.

• Parking Access & Underground Circulation: The traf-
fic loop fed the residential clusters along it. The central 
portion of the loop was buried underground in order to 
free as much ground floor as possible for pedestrians.

1 /10,000

2.2 INTERNAL ORGANIZATION

2. TANJI MORPHOLOGY
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Parking Access & 
Underground Circulation

Clusters

Underground Parking & 
Free Pedestrian Realm

• Clusters: Residential buildings were grouped in clus-
ters of different shapes. Due to the strong 45º rotation 
of the schools, many clusters followed that orientation, 
which remained as a throwback to the original design 
of the Jamsil-2 tanji. Buildings along the underground 
portion of the vehicular loop were aligned forming a 
sort of crescent, defining the most recognizable open 
space feature of the complex.  

• Underground Parking & Free Pedestrian Realm: the 
location of all parking facilities underground freed the 
ground floor, which could be conceived as an almost 
car-free pedestrian realm.

1 /10,000



568 Ch. 18 / HOUSING ESTATES CASE STUDY #12: JAMSIL RICENZ APARTMENTS (2008) VOLUME II: ANNEXES

Figure 18-8. Neighbourhood Park#1: View of the crescent-like 
boulevard located on top of the underground stretch of the 
vehicular loop.
Image from Naver, http://map.naver.com/

Figure 18-9. Neighbourhood Park#2: View of the green buffer 
space in between the schools and the residential towers.
Image from Naver, http://map.naver.com/

2.3 CLUSTERS

2. TANJI MORPHOLOGY



569SECTION B / THE SCALE OF THE HOUSING ESTATE

Even though the formal organization of the whole complex 
relied highly on grouping residential towers in clusters of 
different shapes and sizes, these clusters remained as a 
spatial strategy devoid of the original intentions which sup-
ported the adoption of clusters since the Asian Athletics 
Village Apartments (Case Study #08).

The fragmentation of large housing estates into smaller 
functional units had been based on the living zones theory, 
which in turn had developed from discussions about nested 
scales of communities since the end of World War 2 (see 
‘8.6 The Neighborhood Unit and its Evolution to the Living 
Zone Theory’ in Chapter 8, Volume 01). Besides their for-
mal appearance, clusters had a strong social connotation. 
They were supposed to be semi-autonomous groups within 
the larger complex, and thus to foster a sense of commu-
nity by providing a social mix of residents through differ-
ent apartment sizes and the provision of shared common 
facilities such as vehicular access, open spaces, parking, 
garbage disposal, surveillance, and others.

Nonetheless, the planning of Jamsil Ricenz obviated the 
social dimension of residential clustering, as it is made evi-
dent by the way in which the vehicular road cuts through 
some of the clusters; the lack of diversity of unit sizes within 
the clusters; the lack of legibility of the residential clusters; 
and the lack of shared accesses – as vertical cores for the 
individual towers accessed directly the basement park-
ing levels, foregoing the possibility of random encounters 
among neighbors in the common space. By contrast, the 
design of the Asian Athletics Village Apartments purposely 
forced residents to walk from the front door of their build-
ing to the staircase leading to the underground parking 
in order to make those encounters possible. Clustering in 
Jamsil Ricenz was used simply as a method to arrange the 
layout of buildings from a practical point of view. 
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Hangang Mansion Apartments from the south side of the Han river, with 
the Namsan observatory in the background. 
Source: http://www.aurum.re.kr/City/CityDoc.aspx?cityPlanNum=15#.
V7P40fmLSUk
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Playground

Cluster garden

Neighborhood
Parks

Buffer Space

Pedestrian paths

Due to the removal of parking spaces from the street level, 
the whole ground plane could become a dedicated pedes-
trian realm, and pedestrian passages were carved out from 
the first floor of the residential towers in order to enhance 
that pedestrian connectivity, a throwback to a similar fea-
ture in the Asian Athletics Games Apartments of 1984 (Case 
Study #08). The emergence of this new-found pedestrian 
realm on the ground plane of apat’u tanji and its impor-
tance in the marketing strategy of construction companies 
favored a whole new genre of residential landscape archi-
tecture, revisiting traditional themes updated to modern 
needs.

The main types of open spaces were: 

a) Neighborhood Parks: Two large open spaces were lo-
cated at the center of the complex. One is located on the 
empty space left by the main circulation loop in the stretch 
that it goes underground, forming a sort of crescent. The 
other acts as a buffer between the schools at the core 
of the superblock and the residential areas around them. 
While each has a distinct identity, there is a lack of articu-
lation between the two.

b) Cluster gardens: Common gardens were one of the 
features which identified clusters as such. Nevertheless, 
there was quite a variety of shapes, sizes, and positions 
in relationship to the residential towers. For instance, the 
clusters to the north-east adopted a south-facing V-shape 

with a small garden in the middle; the large cluster on the 
southeastern corner brought together up to fourteen build-
ings around a vast common open space; and the clusters 
on the north-western corner do not seem to have followed 
a common strategy for the location and sizes of their gar-
dens. 

c) Playgrounds: Four playgrounds were distributed more or 
less evenly around the complex. They do not seem enough 
for a housing complex of this size, considering that the 
Olympic Games Village Apartments (Case Study #09), with 
a similar number of units, offered nineteen such facilities. 

d) Buffer spaces:  The location of all parking facilities un-
derground allowed for a large percentage of the site to be 
dedicated to open space, up to a 31% of the whole site. 
But 19% from that was dedicated to provide privacy to the 
residential buildings with vegetated buffers, and only a 15% 
was actually used as an accessible recreational space. 
While there is no doubt that the extensive areas dedicated 
to landscape and the sophistication of the features provid-
ed (man-made streams and ponds, bridges, pergolas, tradi-
tional wooden pavilions, exercise areas, etc.) did contrib-
ute to an overall enhancement of the scenic experience, 
a different strategy for the management of residential 
privacy could have resulted in a more efficient use of the 
ground floor, either as private gardens (as in the case of 
the Olympic Games Village Apartments - Case Study #09), 
or as more intensively used common areas.  

400 m20010050
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Typologies of open space in Jamsil Ricenz Apartments.

Cluster 
Gardens

Low-rise
School

Precinct

Cluster 
Gardens

Neighborhood Park 1:
Crescent
boulevard

Neighborhood Park 2:
Buffer space in be-
tween schools and 
residential towers

Following up from the previous section, there were two dis-
tinctive scales of open space in Jamsil Ricenz, spatially de-
fined by the façades of residential towers arranged around 
them: 

• Neighborhood Parks: The crescent-like boulevard lo-
cated on top of the underground stretch of the vehicular 
loop is clearly defined by the alignment of the residen-
tial towers surrounding it. In spite of its scale and the 
generosity of its vegetation, the monumentality of the 
space does not correspond to the location of special 
programs; neither is it articulated in a meaningful way 
with the network of pedestrian circulations or entranc-
es. The western end is anchored by a small community 
facility and by the access to the subway entrance and 

the commercial facilities on the south-western corner, 
but there is no evident reason for the location of the 
other end, other than the fact that that is the end of the 
underground stretch of the vehicular loop. By contrast, 
the green area in between the schools and the residen-
tial towers lacks spatial definition due to the low height 
of the school buildings and to the vast yards that sur-
round them. It is perceived more as a leftover space 
than as a planned park.

• Cluster gardens: A multitude of clusters line up the 
vehicular loop. Each one of them features a common 
open space. As already mentioned, the varying size and 
spatial strategies employed to define the clusters and 
their gardens does not contribute to make the clusters 
identifiable.

2.5 DEFINITION OF OPEN SPACE

2. TANJI MORPHOLOGY
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View of the schools at the 
center of the tanji, surorunded 

by the residential towers.

Typical view along the 
main vehicular loop. 

View of a typical 
cluster garden.

2.5 DEFINITION OF OPEN SPACE

2. TANJI MORPHOLOGY
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Secondary Vehicular Circulation

Primary Vehicular Circulation

Avenues surrounding complex

Housing Complex Entrance

Parking entrance

3.1 ACCESS
Vehicular access is limited to only four points distributed 
evenly along the perimeter, all from the side streets. This 
lack of vehicular entrances prompts the large amount of 
motorbike-based delivery services to invade the pedes-
trian paths.

There are a few more entrance points for pedestrians, but 
the limited number of pedestrian crossings connecting the 
Jamsil superblocks to each other and the arrangement of 
landscape elements blocking pedestrian access all con-
tribute to a defensive atmosphere without being complete-
ly gated off. 

Interestingly enough, the presence of the subway station 
exit on the southwestern corner of the estate provides ac-
cess to an alternative underground realm of subway cor-
ridors and commercial passages under the main avenue of 
Jamsil, which acts as a pedestrian linkage between the ad-
jacent blocks, overcoming the challenges present at street 
level. 

3.2 INTERNAL CIRCULATION 
Vehicles: The main vehicular circulation follows an arch 
around the three schools in the middle of the superblock. 
The arch is oriented north, with its two ends touching the 

northern avenue for access. There are two more access 
points from the east and the west, but none from the main 
avenue in Jamsil on the southern boundary. From this main 
circulation loop, garage ramps take cars down to the un-
derground parking facility.

Pedestrian: The pedestrian circulation follows a similar 
pattern along the main vehicular arch around the central 
schools, with a secondary network of paths connecting 
radially to the main access points at the periphery of the 
superblock, corresponding with pedestrian crossings, sub-
way entrances and the location of a pedestrian tunnel near 
the NW corner, leading to the Han River Park under the 
Olympic Highway which bounds the site in its northern end. 
A tertiary network of paths meanders around the residen-
tial towers, providing access to them.

3.3 PARKING STRATEGY
Reflecting the increase of private vehicle ownership and 
as a response to the parking problems in older estates, the 
strategy taken in the new generation of apat’u tanji repre-
sented by the Jamsil Ricenz was to treat the whole site as 
a single building, digging out the subsoil to provide ample 
parking facilities in the basement. These underground 
parking floors are punctuated by the cores of the residen-
tial towers.

400 m20010050
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Bathrooms &
stair cores

Main avenue 
of Jamsil

Jamsilsaenae
Station Exit #7

Jamsilsaenae
Station Exit #8

Main 
escalators

Main door

Individual ac-
cess to small 
shops from the 
façade

Bathrooms &
stair cores

Open floor plan

Shell and core
building

3rd Floor types of businesses:
medical centers
pram schools
church
beauty spa

2nd Floor types of businesses:
banks
travel agencies
art studio
medical centers

1st Floor types of businesses:
beauty saloons
fast food restaurants
dry cleaners
traditional rice cake shop
bedding store
photographic studios
opticians
supermarket

Basement types of businesses:
fitness gym
grocery store
restaurants 
cafes
clothing stores
interior remodeling agency
dry cleaners
real estate offices

5th Floor types of businesses:
banks
medical centers
churches
private academic institutions

4th Floor types of businesses:
banks
medical centers
pram schools
private academic institutions

4. COMMERCIAL FACILITIES
COMMERCIAL ARCADE (상가, SANGGA)
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Figure 18-10. View of the 
Jamsil Ricenz commercial fa-
cility from the south-western 
corner of the superblock.
Delivery motorbikes are 
noticeable on the foreground.
Photograph by author.

Figure 18-11. View of the 
Jamsil Ricenz commercial 
facility from Olympic-ro, the 
main avenue in Jamsil.
Image from Naver, http://map.
naver.com/

The commercial facility at Jamsil Ricenz adopted the sang-
ga (상가) typology we already have seen in Jamsil 5-tanji 
and in the renovation of Mapo apartments. It also adopted 
the same location on the periphery of the block, following 
the original ideas of Perry for the neighborhood unit but 
concentrated into a single building rather than in small re-
tail shops. By arranging it along the main avenue of Jamsil, 
together with those of the adjacent complexes it contrib-
uted to create a commercial spine for the whole district. It 
also functioned as the interface between the tanji and the 
outside. 

The facility grew in size in order to serve the large amount 
of households in the complex, but other than that it re-
mained as a flexible shell and core, free-plan construction 

with a finished outer façade, internal cores, structure and 
bathrooms, which the retailers could colonize according to 
their needs. Some floors are used as open markets with 
floors shared among different retailers, while others are 
completely subdivided by full-height permanent partitions 
along central corridors.

The building has a basement which connects directly to the 
subway station on the western end, and accommodates 
parking for deliveries and customers as well. 
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D Type
12 평 (pyeong)
42 m2

A Type
33 평 (pyeong)
109 m2

In terms of the typology, the Jamsil apartments had little 
innovation to offer. They simply relied on the standardized 
evolution of the nLDK plan already seen in the renovation 
of the Mapo Apartments ten years earlier (see Case Study 
#10). The residential towers consisted of groupings of two 
buildings, each with a central vertical access core with 
two units per floor. All the units within the same building 
had the same size, so different buildings were needed in 
order to offer diversity of sizes. Nevertheless, there was 
really only one standardized unit type, and variations in size 
were obtained by just adding or taking away bedrooms.

Improvements in the construction of cast in place, rein-
forced concrete load-bearing walls allowed for the increase 
in height up to 33 stories from the 17 of the renovated Mapo 
Apartments. Slight variations to the unit plan included the 
displacement of the vertical core to the northern side of 

the building, which in turn shifted the entrance of the units 
to the north side of the plan. This affected the layout of the 
vestibule, the bathroom and the kitchen on the entrance 
side of the unit. The kitchen area got reduced in the pro-
cess. Other small changes were the inclusion of more in-
built storage, and a stronger articulation of the perimeter, 
which resulted in less monotonous façades. The acritical 
adherence to the standardized apartment unit plan in this 
case has led to absurd situations where the towers on the 
northernmost edge of the complex do not take advantage 
of the panoramic views over the Han River to the north, fa-
voring instead the default southern exposure, which only 
offers views over the neighboring residential towers.

25 m105

1 /400

1 /200

5 10 m2.5

5.1 BUILDING TYPES

5. BUILDING TYPE
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B Type
38 평 (pyeong)
126 m2

25 m105

1 /400



580 Ch. 18 / HOUSING ESTATES CASE STUDY #12: JAMSIL RICENZ APARTMENTS (2008) VOLUME II: ANNEXES

Main access to 
Jamsilsaneae  sub-

way station 

Western 
vehicular gate

w/ security booth 
and traffic barrier

Buffer 
zone

Commercial 
facility

Olympic-ro
(main avenue in 

Jamsil)

Main security 
booth

Olympic 
Highway

Pedestrian 
tunnel to 

Hangang River 
Park

Eastern vehicular 
gate w/ security 
booth and traffic 

barrier

Wall of 
apartments

Northern vehicu-
lar gate #2

w/ security booth 
and traffic barrier

Northern vehicu-
lar gate #1

w/ security booth 
and traffic barrier

The isolation of the tanji was inherited from the original 
Jamsil new town plan. The complex was land-locked by the 
embankment of the Olympic Highway to the north, which 
also prevented the flooding of the area, and by the radial 
network of avenues of Jamsil. The width of the avenues 
and the limited number of pedestrian crossings hindered 
pedestrian and vehicular connectivity among the different 
superblocks. 

The bounded nature of the complex was further enhanced 
by the limited number of vehicular and pedestrian en-
trances; as well as by the sophisticated use of landscape 
features such as embankments, ha-ha walls and vegeta-
tion to block direct access from the adjacent streets with-
out the use of traditional fences. A security booth on the 
southwestern corner near the subway entrance monitors 
access by non-residents.

In spite of the apparent openness of the complex, the aim 
for seclusion lies in the fact that it is a private property and 
community amenities are meant for residents only. Thus, 
security guards zealously guard the playgrounds, open 
spaces and water features from trespassers – even though 
the complex is not fully gated.

This seclusion is constructed through a layering of spatial 
devices:

• A hedge on the edge of the sidewalk surrounding the 
superblock, which prevents pedestrians from crossing 
the avenues where there are no pedestrian crossings. 

• A raised landscape creating a topographical drop on 
the edge of the lot.

• A tree buffer next to the edge of the site to block views.

• A buffer zone between the tree buffer and the flank of 
the first layer of residential towers.

• The sequence of facades of the residential towers, 
which in perspective are perceived like a 33 stories-
high continuous wall.

6. BOUNDARY
6.1 BOUNDARY AS AN URBAN CONDITION
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Figure 18-13. Minibuses from an academic institution waiting at 
the informal but stop.
Image from Naver, http://map.naver.com/

Figure 18-14. Delivery scooter parked in front of the main door of 
one of the residential towers in Jamsil Ricenz.
Photograph by author.

Figure 18-12. Informal pick-up and delivery point for the mini-
buses of academic institutions inside the western vehicular 
gate. 
Image by author.

The reduced number of commercial facilities allowed in-
side residential estates and their concentration in few lo-
cations has developed a whole culture of delivery of food, 
goods and all kinds of other services within the complex 
and from the outside. So, in spite of the intended seclusion 
and self-sufficiency of tanji, there is in fact a symbiotic re-
lationship between housing estates and their immediate 
surroundings.

The free delivery of prepared foods was initiated in the 
late 1960s with the increasing construction of larger and 
larger apartment complexes outside consolidated urban 
areas. Over time, all businesses were forced to offer free 

delivery services in order to be competitive, so even global 
brands such as McDonalds, KFC and others had to develop 
their own delivery fleets. Nowadays, even small food busi-
nesses can afford to offer delivery through subcontracting 
dedicated scooter-based food delivery providers such as 
Baemin Riders (배민 라이더스), Barogo, and others.

Soon delivery services expanded to include all kinds of 
goods ordered on the phone, and later through internet. 
The widespread adoption of smart phones has further in-
creased the functionality and demand of delivery services 
due to geo-location capabilities and the emergence of 
food-ordering applications.

7.1 DELIVERY SERVICES (배달)

7. ADAPTATIONS BY RESIDENTS



daelim CITI Series - 
DAERIM citi series is called Korea's representative 
delivery motorcycle. The ct100 was created through a 
technical partnership with Honda based on Honda cub.

Bongo series - 
Bongo is a common noun of delivery truck in Korea.
bongo was created through a technical partnership with 
mazda.

daelim CITI Series - 
DAERIM citi series is called Korea's representative 
delivery motorcycle. The ct100 was created through a 
technical partnership with Honda based on Honda cub.

Bongo series - 
Bongo is a common noun of delivery truck in Korea.
bongo was created through a technical partnership with 
mazda.
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Figure 18-15. Light delivery workhorses: Daelim CiTi Series (대
림 시티 시리즈).
Scooter produced by Daelim Motors, originally a Honda Cub 
model from the 1950s produced under license. It has a 4-speed 
rotary transmission matted to an air-cooled four-stroke 100cc 
single-cylinder gasoline engine, providing low maintenance and 
high fuel efficiency at a low cost, thus making it the most popular 
delivery motorbike in South Korea. The long production run and 
the compatibility of parts throughout the different versions allow 
for its customization in order to fit racks, windshields, handlebar 

Figure 18-16. Heavy delivery workhorses: Kia Bongo (기아 봉고).
Cab-over-engine rear wheel drive light commercial vehicle 
platform produced by Kia Motors since 1980. Nowadays in its 
fourth version, the platform allows to be furnished with differ-
ent body styles in order to perform either as a pick-up truck for 
the delivery of goods or as a minivan. Pick-up trucks are usually 
painted in dark blue, while minivans are painted in bright yellow. 
Image by author.

The mobility of services catered to residents of apart-
ment complexes includes as well the pick-up and return 
of children to and from kindergarten, private academies, 
pram schools, and after-school activities. While the use 
of fast and relatively cheap or free delivery services is 
widespread in all apartment complexes in Seoul and in the 
whole city in general, the prestige of the district’s schools 
within the competitive South Korean education system 
makes it a prime target for well-off families with school-
age children, hence the special significance of the logistics 
of pick-up and delivery of students in Jamsil. An area near 
the western gate of the estate is used as an informal pick-

up and delivery point for the minibuses. Even there is no 
designated bus stop, parents assemble there at scheduled 
times to send off their children to school in the morning, 
pick them up later in the afternoon, and/or send them off 
again for after school activities. The sidewalk becomes an 
unplanned meeting point for the community and provides a 
platform for random encounters.  

The main workhorses of these services based on mobility 
are basically two: inexpensive, low-maintenance scooters 
for small deliveries (food, documents, small errands); and 
vans for larger deliveries or as mini-buses to carry people.
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8.1 OPEN SPACE: TAXONOMY, LOCATION AND % 

8. LAND USE DIAGRAMS
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8.2 CIRCULATION FLOWS: TAXONOMY, LOCATION AND % 
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BUILT FOOTPRINT: 
• 11% residential footprint 

• Residential density: 196 units / Ha 

• FAR 376

• Building heights: 25 – 33 floors

The figures from Jamsil Ricenz are in line with the evolution 
of figures from preceding cases up to that point. They also 
show that Case  Study #11 (Tower Palace) was an anomaly 
within that evolution, due to the unusual adoption of the 
mixed-use high-rise condominium typology.

There was a noticeable reduction in the overall built foot-
print while FAR increased substantially, due to the rise in 
height by adopting higher residential towers. The smaller 
footprint allowed for a larger amount of open space, as 
mentioned earlier. Due to the increased FAR, residential 
density more than doubled that from cases in the 1980s – 
most notably, from the Asian Athletics Village Apartments 
and the Olympic Village Apartments (Case Studies #8 and 
#9). Nevertheless, it did not reach the level of the renovated 
Mapo apartment (Case Study #10) in spite of having a larger 
FAR, due to larger average unit sizes. 

OPEN SPACE: 
The total open space ratio and the areas dedicated to 
parks were similar to those of the original Jamsil-2 tanji, 
even with a very different configuration. Still, given the 
large proportion of open space dedicated to inaccessible 
buffer zones in relationship to proper gardens or parks, one 
wonders whether that open space could have been more 
optimized, as was the case in the Olympic Games Village 
Apartments (Case Study #9).

An important feature was the plantation of 800 tall Korean 
pine trees as a symbol of luxury. They have a hard time 
surviving in the shallow root space provided above the un-
derground parking facility, and thus need to be constantly 
replanted. Another important theme was the use of water 
amenities such as artificial ponds, streams and fountain 
features intertwined with the landscape, borrowed from 
water theme parks. In the warm months from May to Sep-
tember they become a source of amusement for children.

CIRCULATION & PARKING: 
The most noticeable feature is the minimized area dedi-
cated to vehicular circulation and parking at street level, 
similar to those in Tower Palace (Case Study #11), due to 
the provision of underground parking. This allowed for ex-
pansive areas dedicated to pedestrian circulation, up to a 
similar ratio as in the Asian Athletics Village Apartments 
(Case Study #9), and for larger areas of open space as 
mentioned above.

Nevertheless, this strategy is not exempt of sustainability 
issues, since the construction of an artificial ground plane 
expanding the whole site prevents water run-off to perco-
late into the natural soil below. The consequences of this 
are limited groundwater recharge; increasing pressure on 
the sewage and water treatment systems; and a larger risk 
of flooding downstream, especially during the rainy season.

It is surprising the fact that, in spite of the location of all 
parking facilities underground, the complete separation of 
traffic flows was not pursued and two-thirds of the main 
vehicular artery remain at street level, forcing children to 
cross it in order to reach the schools in the middle of the 
complex. 

8.4 CONCLUSIONS

10. LAND USE DIAGRAMS
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The development of Seoul’s apat’u tanji during 
the second half of the 20th century was based on 
a limited number of spatial models from the inter-
national transfer of modern planning and architec-
tural concepts.

In many cases, those spatial models were 
stripped from their original ideological and/or 
socio-political contents, but their formal aspects 
had a long-lasting influence, even though they had 
emerged in the early decades of the century. 

This chapter includes brief introductions to those 
models which have been more influential.

In terms of the urban morphology of the complex-
es, they are:

• Sijeong (시정, market), official commercial 
areas along Jongno during the Joseon dynasty.

• The paradigm of towers in the park. 

• Zeilenbau - row construction.

• The separation of pedestrian and vehicular traf-
fic in Radburn, N. J. 

• Queensbridge Houses, Queens, NYC.  

• The linear central area of Hook New Town, 
Hampshire, UK. 

Not included here is the neighborhood unit con-
cept published by Clarence Perry in 1929, since 
due to its enormous influence it has been devel-
oped in the ‘City Scale’ Section (see subchapters 
8.6 ‘The Neighborhood Unit and its Evolution to 
the Living Zone Theory’ in Chapter 8, Volume 01; 
and 5.4 ‘Clarence Perry’s Neighborhood Unit’ in 
Chapter 5, Volume 02).

Relevant building typology and unit layout refer-
ences included are:

• Existenzminimum - minimum dwelling.

• The Jong-Am Apartments, 종암아파트 (built in 
Seoul by the Seoul Metropolitan Government, 
1958)

• Five-storey walk-up linear residential blocks.

Not included here are:

• The Japanese nLDK Apartment System (See 
22.5 ‘Precedents of the Apartment Typology’ 
in Chapter 22, Volume 01).

• The separation of day and night quarters 
based on the inclusion of a corridor for privacy 
in western cultures (See 22.5 ‘Precedents 
of the Apartment Typology’ in Chapter 22, 
Volume 01).

CHAPTER 19  
URBAN MORPHOLOGY AND BUILDING TYPE REFERENCES  
IN THE DEVELOPMENT OF APAT’U TANJI
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Figure 19-1. Map of Hanyang (name of Seoul under the Joseon 
dinasty) as map of the world, showcasing the location of 
Sijeong, 환영지.
Source: Atlas book by 위백규, 1760.

Figure 19-2. Aerial view of Sijeong in Jong-no. 
Photograph by  Carlo Rosetti, 1900.

Figure 19-3. Photograph of Sijeong in Jong-no. 
Photograph by Enrique Stanco Vraz, 1901.

With the founding of the new capital for the Joseon dynasty in 
1394, the location and size of commercial activities was also con-
templated, in order to provide daily needs to citizens and produce 
for the royal palace. According to the traditional Chinese urban 
model, commercial spaces should have been located in the back 
of the main palace. Since the palace was built right in front of 
the Bukaksan mountain and commercial activities were forbidden 
in front of it, the sijeong was finally planned along the E/W av-
enue known as Jongno, one block north of the Cheonggyecheon 
stream. The idea behind this linear arrangement of shops, forming 
an urban façade, was both to secure enough commercial spaces 
and at the same time to define a wide avenue free of building. 

Construction started under King Taejong in 1412, and after two 
years, 800 commercial spaces formed Korea’s main shopping 
center. A new commercial typology was created, called haeng-
lang (행랑, or ‘pass through building’), since shops faced both the 
main Jongno avenue and also the small alleys in the backside. 
The higher classes would access the shops from the main av-
enue, while commoners would reach the shops from the alleys in 
the backside (called 피맛길, or ‘avoid horse’, in reference to the 
horses used by the higher classes). 

The resulting avenue, activated by the commercial activity on its 
edges, provided an unforeseen type of public space. Together 
with the Cheonggyecheon stream, Gwanghwamun ceremonial 
avenue in front of the palace, the royal precincts and the wall 
around the city, was one of the most recognizable urban features 
of the old city.

SIJEONG (시정 - MARKET), OFFICIAL COMMERCIAL AR-
EAS ALONG JONGNO  
 
대정대왕 (King Taejong, Hanyang, 1412)

URBAN MORPHOLOGY REFERENCES
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Figure 19-4. ‘L’avenue des Maison-Tours’. 
Illustration by Jaques Lambert, based on the sketches of Perret, 
published in 1922.

Figure 19-6. View of the 
open spaces of the Ville 
Radieuse.
Sketch by Le Corbusier.

Figure 19-5. Plan for a contemporary city of 3 million inhabit-
ants. Le Corbusier, 1922.  

Figure 19-7. New Seoul 
White Plan.
Byung-joo Park, 1966.

TOWERS IN THE PARK (France, 1920s)  
 
Auguste Perret, Le Corbusier

This new urban model was initially put forward by Auguste Perret 
in the early 1920s. Influenced by the first tall commercial buildings 
in New York, such as the  Woolworth, Perret envisioned a city of 
high towers within a park. Those tall buildings could host many 
different functions, including housing. In 1922, his pupil Le Cor-
busier presented a scheme for a ‘Contemporary city of 3 million 
inhabitants’ at the Salon d’Automne in Paris, a modernist inter-
pretation of Perret’s idea. This theme would continue to be devel-
oped later in the ‘Ville Radieuse’ (1924, published in 1933) and in 
the Plan Voisin for Paris (1922-25), among others.

The plan was to be built on a tabula rasa resulting from the de-
molition of traditional European cities, deemed as noisy, dark and 
unhealthy. It was to be organized through a strict division of seg-
regated commercial, business, entertainment and residential ar-
eas. Residential areas were to be populated by apartment build-
ings functioning as vertical villages set among parks - the ‘unités’. 
The main idea behind the composition was to solve the need for 
increased density while, at the same time, providing each inhabit-
ant equal access to ‘sun, space and green’. In his own words:

The basic principles we must follow are these:

1. We must decongest the centers of  our cities.

2. We must augment their density.

3. We must increase the means for getting about.

4. We must increase parks and open spaces.

Even though Le Corbusier’s urban proposals remained as pure 
speculation, his principles had an long lasting influence on mod-
ern urban planning and in the development of new housing ty-
pologies. 

One of such influences was the construction of high-rise social 
housing in the US after WWII as slum clearance - urban renewal 
projects. The lack of diversity, the disengagement of the buildings 
from the street, the increased sense of insecurity and the effects 
on communities that these types of ‘towers in the park’ develop-
ments brought in NYC prompted Jane Jacobs to develop her criti-
cism of the  morphology. Her seminal book, ‘The Death and Life of 
Great American Cities’ was published in 1961, a year before Mapo 
apartments were inaugurated.

Byung-joo Park’s New Seoul White Plan, inaugurated at the 1966 
Urban Planning Exhibition as the first urban conceptual plan in 
modern Korea, integrated features from the Ville Radieuse and 
from Washington DC, within the shape of the Mugunghwa, the 
national flower (see ‘3.1 New Seoul City Plan, 1966’ in Chapter 3, 
Volume 02). 

URBAN MORPHOLOGY REFERENCES
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Figure 19-9. Siedlung Dammerstock, Karlsruhe. 
Designed by Walter Gropius. 1927.

Figure 19-8. ‘Vom Block zur Zeile’ (from block to line) diagram. 
Walter Gropius, 1920.

Figure 19-10. Siedlung Westhausen, Frankfurt.
Designed by the Ersnt May team, 1929.

Figure 19-11. Diagram relating the variables of building heights, 
distance between buildings, sunlight and density, based on a 
zeilenbau layout.
Walter Gropius, 1931.

ZEILENBAU (ROW-CONSTRUCTION)  
 
(Germany, 1920s)

At the CIAM conference in Frankfurt . . . there was exciting 
evidence of  fresh social and technical thinking all in a rich array 
of  honestly experimental building. Just at that time, however, 
Ernst May and his fellow architects decided they had achieved 
the perfect site-plan, the ultimate universal solution. It was a 
rigidly geometrical Zeilenbau scheme, solely geared to a narrow 
system of  standardized solar orientation. With this dogmatic 
approach, the Ernst May team soon set off  for Russia, where 
it doubtless contributed, along with their inability to cope with a 
backward building industry, to their failure and perhaps to the 
whole Russian reaction against modern architecture in favour 
of  Rome and Napoleon.

—Catherine Bauer, 1964

. . . the daily routine can be briefly delineated: he [the typical 
tenant] must, at least according to the all-important architect, 
go to bed facing the east, eat and answer mother’s letter facing 
the west, indeed, the house will be so organized that he is unable 
to do it any other way.

—Adolf  Behne, 1930. Cited in (Henderson: 2013)

The concept of zeilenbau (row construction) is a site planning 
strategy influenced by nineteenth-century epidemiological stud-
ies. Reformers expected that, by opening the block interior to sun-
light and air, outbreaks of disease would be quelled. Thus, medi-
cal professionals supported the necessity of the open block for 
sunlight, air and hygiene. The concept was embraced by German 
planners addressing the lack of housing in the Weimar Republic 
of the beginnings of the twentieth century. Besides its hygienic 
goals, the zeilenbau model offered the same commodities of sun, 
light and air to all units, and thus was seen as equalitarian. The 
system had also been used for utilitarian encampments such as 
military barracks, since it allowed for rationalization, simplifica-
tion of construction methods, standardization and thus reduction 
of costs. Gropius is said to have been the first German architect 
to deploy the system for modern housing estates, in his wining 
competition for the Siedlung Dammerstock in Karlsruhe, in 1927.  

The model was consolidated by Frankfurt city officials looking to 
ensure the maximum of sunlight within all rooms in winter and 
spring. As Catherine Bauer described in a passage appropriately 
entitled ‘Heliotropic Housing’: “the resulting scientific optimum for 
Frankfurt’s geographical position was a row-direction of north-
north-west to south-south-west. The living-rooms and kitchens 
are then put on the west side and bedrooms and bathrooms, in so 
far as possible, on the east.” The conclusions from the Frankfurt 
experience would be adopted throughout the country in the sied-
lungen built during the 1930s (Bauer, 1934). 

By 1931, Gropius developed a series of studies to demonstrate 
the efficiency of a combination of increased density, reduced site 
coverage and improved light and ventilation in the form of high-
rise slab-blocks. The diagrams from his studies were widely pub-
lished, and together with the fact that these blocks were cheaper 
and more efficient to build than perimeter garden apartments 
made them very popular. 

As Richard Plunz has stated, “[…] the slab block in a park was 
destined to become a hallmark of twentieth century urbanism”. 
(Plunz, 1990)
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Figure 19-12. Diagram of a typical residential cluster 
in Radburn featuring separation of pedestrian and 
vehicular traffic, based on a cul-de-sac system.
Designed by Stein, Wright & Sewell.

Figure 19-13. Queensbridge Houses, Queens, Long Island (1939).
Designed by Ballard, Churchill, Frost & Turner, associated 
architects.

RADBURN (NJ, USA, 1929)  
 
Clarence Stein, Henry Wright and Marjorie Sewell

Radburn is a housing development designed according to the 
principles of the British Garden Cities, adjusted to the automo-
bile. Special attention was paid to the separation of traffic modes: 
major roads were designed not to cross the separate pedestrian 
network at grade, and the transition from one mode to the other 
was done through cul-de-sacs as terminal nodes of the vehicular 
system. These cul-de-sacs provided access to all housing units 
and functioned as thresholds to the separate pedestrian network. 
Radburn also introduced residential superblocks and was influ-
enced by Perry’s Neighborhood Unit concept, fully developed by 
then.

QUEENSBRIDGE HOUSES  (Queens, NYC, USA, 1939)

William F. Ballard, Henry S. Churchill, Freederick G. Frost 
and Barnett C. Turner

The estate comprises 96, 6-storey buildings housing 3,142 units. It 
is owned by the New York City Housing Authority, and is the larg-
est public housing development in the US. It was originated by the 
‘United States Housing Act of 1937’, which provided subsidies to 
be paid from the U.S. government to local public housing agen-
cies, in order to improve living conditions for low-income families.

The buildings are shaped as a Y in plan, and connected in groups 
of two. The main idea behind this layout was the belief that it pro-
vided more façade area than conventional T units or linear bars, 
thus allowing more rooms to be clustered around a single eleva-
tor while maintaining acceptable lighting levels. It also allowed 
for a reduced site coverage. 

As a downside though, the Y geometry generated awkward re-
lationships between buildings and site, difficulting the definition 
of outdoor spaces, be it the street corridor or the open spaces 
within the estate.
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Figure 19-14. Master Plan for Hook - Year 50. 
‘The Planning of a New Town: Data and Design Based on a Study 
for a New Town of 100,000 at Hook’, London County Council, 
1961.

Figure 19-15. Diagram of the basic structure of the first London 
new towns, with neighborhoods dispersed radially around the 
town center and one major industrial area.
‘The Planning of a New Town: Data and Design Based on a Study 
for a New Town of 100,000 at Hook’, London County Council, 
1961.

Figure 19-16. The plan for Hook proposed a new type of linear 
structure, with most of the residential areas concentrated 
around the center and three dispersed industrial areas.
‘The Planning of a New Town: Data and Design Based on a Study 
for a New Town of 100,000 at Hook’, London County Council, 
1961.

PROPOSAL FOR THE LINEAR CENTRAL AREA OF HOOK 
NEW TOWN (HAMPSHIRE, UK, 1961)

London County Council

The innovation brought by the design of the central area of Hook 
was the adoption of a linear form rather than a central one. This 
central spine was seen as the best solution to achieve the differ-
ent requirements the central area had to fulfill: 

• Need for maximum accessibility of pedestrian and vehicles;

• Requirement of a continuous shopping center in order to be 
efficient;

• Need for a compactness and intimacy in order to provide qual-
ity and character as the main gathering place for the new 
settlement.

The idea was that greater number of people could surround a lin-
ear central area than a radial one.

The planning of Icheon-dong adopted the layout of the central 
spine as it was the most suitable for its linear configuration, con-
strained between the military base on the northern edge and the 
highway on the south. Even though commercial facilities were 
located along the spine as in the Hook model, other important 
features of the British new town such as the separation between 
vehicles and pedestrians, the increase of density towards the 
central spine, or the phased implementation were not adopted.
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Figure 19-17. Typology research series based on increments of 
building depth and usable floor area. 
E. Klein, proceedings of the 2nd CIAM Congress, Frankfurt 1929.

Figure 19-19. The finalized Chung-am Apartments with the team 
that made them possible (1958). 
At the center, Mr. Meyer, a German technical advisor. Source 
unknown.

Figure 19-18. Chung-am Apartments (1958).
In the foreground, the factory that produced the materials for 
their construction. Source unknown.

EXISTENZMINIMUM - MINIMUM DWELLING  
 
(Industrialized countries, 1920-30s)

In developed countries, industrialization since the nineteenth 
century brought about the concentration of vast numbers of pop-
ulation in cities and thus originated a housing crisis. This crisis 
was made even more evident with the reconstruction of cities 
after WWI and the economic crisis of 1929, as the ratio of rents 
versus wages of the most modest classes grew significantly. 

The provision of affordable and healthy housing, especially for 
people of minimum income, became the central problem for the 
architectural avant-garde, under the concept of ‘minimum dwell-
ing’. The slogan did not refer to reduction of living qualities but to 
an ideal new dwelling type capable of affording maximal livability 
within a space providing the minimum sanitary and hygienic stan-
dards. This was to be achieved through the adaptation of Taylorist 
strategies to housing planning and construction in order to lower 
costst: rationalization of the plans, improvement of overall organi-
zation, higher efficiency, standardization, etc.  and facilitated the 
emergence of modern collective housing. The scientific studies 
of people’s lifestyles, family structure, habits, etc. in order to op-
timize them were highly influential in the definition not only of the 
new domestic spaces, but also of the modern family. A prototypi-
cal implementation would be the Frankfurt Kitchen by Margarete 
Schütte-Lihotzky, for Ernst May.

These strategies had widespread application during the 1920s 
and 1930s -such as in the experiments of Ernst May in Das Neue 
Frankfurt or the CIAM 2 Congress (1929), under the theme of ‘Die 
Wohnung für das Existenzminimum’ (The minimum subsistence 
dwelling)-, and have had extensive influence in the development 
of mass housing since.

JONG-AM APARTMENTS, 종암아파트 (Seoul, 1958)

Developed by the Seoul Municipal Government, financed 
by the US, built by a newly founded private construction 
company (중앙산, Jung-ang sungup), with foreign advise 
in the design and construction from Germany and Den-
mark mainly.

The Jong-am Apartments were truly the first apartment complex 
as such built in South Korea. There had been collective housing 
buildings built during the colonial period already, but this was the 
first time when a group of buildings were built together on a single 
property. Still, they were not considered a ‘tanji’, since there was 
no fence surrounding them.

They were built using a reinforced concrete column and floor 
structure with masonry walls and partitions. The construction in-
corporated many technical innovations never seen in Korea, such 
as concrete masonry units, metal scaffoldings, toilettes inside the 
units and sinks in the kitchens, and unitized wood windows and 
doors. A factory was built on site to produce these new materials 
and to transfer foreign know-how to the local workforce.

The design of the apartments incorporated a mixture of Eastern 
and Western features. They kept the traditional heated floor (on-
dol), there was no bathtub, shoes were meant to be taken off at 
the entrance, and the bedrooms had a different floor height than 
the rest of the house. But at the same time, toilettes were included 
for the first time inside the house, a small corridor provided pri-
vacy between the common areas and the bedrooms, and a sink 
was added to the otherwise traditional kitchen.   

These apartments were targeted to affluent people, since they of-
fered a wealth of amenities not available until then. 
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Figure 19-21. Typical 5-storey walk-up apartments in a danchi 
built by the Japanese Housing Corporation since 1955 as social 
housing. 
Source: Japan Housing Corporation.

Figure 19-22. Typical khrushchyovka type apartment buildings 
developed in the USSR during the early 1960s under the rule 
of Nikita Khrushchev, as a mass produced, low-cost housing 
solution.
Source: Russian Horror - Living in Russia Blogspot.

Figure 19-23. Aerial view of the central park at Sarcelles-Lo-
chères in Val d’Oise (France) in a postcard from the 1960s. 
The predominant typology were also 5-storey walk-up apart-
ments. Source: Musée Virtuel du Logement Social, http://musee-
hlm.fr/.

Figure 19-20. Typical German walk-up apartment used by 
Boehm and Kaufmann in the 3rd CIAM congress (1930) to study 
the rationalization of housing buildings.
Source: Aymonino, ‘L’abitazione razionale: atti dei congressi 
CIAM : 1929-1930’ (Proceedings from the CIAM 1929-1930).

The most implemented architectural typology for mass housing 
became the ‘average solution’ of 5-storey walk-up buildings with 
two housing units per floor sharing a staircase landing. Despite 
being the most criticized solution in the second and third CIAM 
congresses in Frankfurt  (1929) and Brussels (1930) due to its lack 
of experimentation, the typology was the best match for the ge-
neric sociological and economic requirements that characterized 
the average planning approach given to the issue of mass hous-
ing (Aymonino, 1973, p. 97).

The study of rational building methods for low, mid-raise and tall 
housing buildings was one of the main topics of the Third CIAM. 
In their speech entitled ‘Analysis of Total Construction Costs for 
Buildings from Two to Twelve Floors’, architects Boehm and 
Kaufmann from Frankfurt broke down the different advantages of 
three existing housing building types and concluded that:

• Housing buildings should be linear blocks in order to be eco-
nomically feasible.

• Buildings with three or four units per landing or with internal 
corridors should not be considered since they did not fulfill hy-
gienist concerns.

• Buildings up to six storeys could be built with traditional load-
bearing walls, with saving costs.

• A single staircase was enough for the first  5 storeys of a build-
ing 60 meters long.

• Buildings with a shared staircase and two units per landing 
should be limited to five storeys, as the German regulation re-
quired elevators above that, and which would be too expen-
sive.

• Heating could be taken care of by independent gas burners 
in buildings up to five floors, as customer transport via the 
staircase was deemed acceptable up until that height. From 
six floors it was advisable to consider central heating, with an 
increase in cost.

• The typology of two units per floor with a shared staircase be-
tween two and five floors was cheaper to build than the others 
per building block and per housing unit.

• The evolution of prices for this type between two and five 
floors showed a slight decrease in prices in proportion to 
the number of floors. The trend reversed since the sixth floor 
(Boehm and Kaufmann, 1930).

These are the types of economic and practical considerations 
that made the solution of five storey-high linear blocks with two 
units per floor the typology of choice for mass housing, together 
with the zeilenbau planning model and the existenzminimum ap-
proach to housing layouts.

In Seoul, these collective housing buildings were imported by the 
Japanese, who had adopted them from German advisors in the 
first place. The Jong-am apartments built by the city of Seoul in 
1958 with technical advice from Germany and Denmark were built 
under those guidelines, and the typology became widely used 
during the years of generalization of mass housing in Seoul, in 
tanji such as Icheon-dong, Banpo, Jamsil, Yeong-dong AID, Do-
gok-dong, etc. 

5-STOREY WALK-UP LINEAR RESIDENTIAL BLOCKS
  
(Industrialized countries, 1920-30s)
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