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I. Theme:
"Solving the housing problems of the poor in
East Asian Cities”

-Awareness of housing problems and policy Issues

-The similarities and differences

-Korea: the success of the fastest growing economies
Exemplary country?
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European Parliament: Housing Policy?

+ secessibllity. that ic acces to adequate howting, and managemant and
mairtenance services, for lower income househalds

aftordability, irvalvng restncting the burden of housing payments fors
lower Income households

quality, including rasing the standards of new constrectian of pramating
masntenance and rehabilitation to ersure adequate homes far poores

Fair Housing-It's Your Right

The Fair Housing Act (USA) protects people from discrimination

when they are renting, buying, or securing financing for any
housing.

38 SOAIOF =HEX| HERT ezt A 2H2A



Housing Act (article 3-4, Obligation of State, etc. )

fo srure & prefersstial cupply of the housing on the scale of nabonal housng 1o the
social stmata, which are in need of supports on a el of esicential vesltare, such s the
low-inComE periand oF houleleid periong o,

Housing policy objectives (smuery of wed idustrecturs and Tansport)

Develop policies 1o increass public rental hw:inmmply and support house
poor’ = ‘ent poor’ For ubiquitous residential welfare]

II. Housing problems

+ A majority of countries agree they share most, if not all, of the
following types of housing problems:

1) Substandardness:
|:|I|:p.|:l|l:'l substandard or located in substandard n:lyll:rl:lr‘hnn-ﬁ.

2} Inequitable distribution of supply
by income, family size, and by region

3) Meeds of special group:
the elderly, the hadicapped
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d) The very poor:

5) Dbsolescence, deterioration:
phder hausing stoch inadeguate irmvesbment in mamtenance ang

&) Price escalation and Affordabilty
heusing price, cost of owningimertgage, tax). PR, RIR

/) Binancing, subsidies and the distribution
of benefits

wregqual distribution of berifits wuchin|rent dubdedy)

8) Supply problems, instability
wide fluctuations in rates of new construction, instability of financing,
property speculation

9) Local market imperfection
unfalr practice, bribery, comuption

10) Segregation and discrimination

spatial separation of social group by income, gated

EQUAL HOUSING
OFPPORTUNITY ,

40 SOAIOF =HEX| HERT ezt A 2H2A



lll. Affordable Housing Issues

(1) Sources of housing problems: Market or
policy failure

failure of housing market:

housing is produced for profit rather than to meet needs
-failwre of gavernment intervention (policy failure)
-Market wvs planning
-Cuasi - rmarket

(2) Public sector and social housing

- inability of the private market to produce housing for all
{(quantity, quality, and at reasonable prices)

-directly subsidized by governments or institutions

-the size and scope of the public sector

(differences in ideclogy and in attitudes to the public ownership
of housing).

Korea: 10% of housing stock? 5% of social housing?

Seoul: 5H corporation.




(3) Subsidy system:

«Producer subsidy system vs Consumer subsidy system

Voucher

(4) Alternative type of housing systems
-Private sector + Public sector + 7 (3" sector)
-Mon-profit housing organizations

<Housing cooperative

-Supportive housing
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(5) Demographic changes:

-After income growth, the most substantial variable affecting
housing demand in the aggregate has been the recent
demagraphic change.

*1-2 person household and the elderly

“decline birth rates (higher rate of female participation in the
labor force)

-How to meet the housing needs (the poor elderly) 7

(6) Housing and urban redevelopment

-substandard residential sreas and slums

-maximization of land use / high density / high rise development
(apartment house)

-evictions, bocken low-income communities,
rate of original residents” resccupation: less than 20%

-new method, new approaches required:
( Park's lmﬁmmm and resident led residential




(7) The role of government

‘Landlords, financiers, regulators, bailders, administrators, speculators,
facilitator, destroyers?

~Why does the government intervene?
*llocation, stabilization/growth/ and redistribution

~Current programs and priority?
-Who benefits from housing programs?

~The changing environment of housing

[demmographic structure/economy,
nights)

(8) Seoul New challenge and New Paradigm
v Shift housing: UN Habitat award
+ No forced eviction:

» Community based approaches:

+ Housing welfare programmes
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East Asian International Conference on Housing for the Urban Poor
The Seoul Institute

Lorena Zarate
ch B Habitat International Coalition
Seoul, May 14th, 2015 = : — ——

Presentation outline

1) Few words about HIC
2) Housing & urban problematigue in few images & N°

3) Naming and framing

4) Proposals, policies, results and challenges
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r"""‘;
Habitat International Coalition f\qf‘i
f—-_

» International independent and non profit network,
created in 1976 (Habitat I, Vancouver).

» 350+ NGO's, community based organizations,
research and teaching institutes, professionals and
activists in 120+ countries.

» Working on human habitat related issues (technical,
social, economical & political fields).

!
(AY.7

f"-__—ﬂ

General objective and strategies

< Promotion, defense and fullfilment of the
right of every person to a place to live in
peace and dignity

(land and housing rights, human rights related to habitat, right to the city)

= Strenghthen social actors and processes
(social production of habitat, human rights
defense).




Urban population and %o living in slums

Lrtan Populatan
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Fuente: UN-HABITAT, Global Urban Observatory 2005,

Urban population and % living in slums

Fuente: UN-HABITAT, Global Urban Observatory 2005.
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Urban population and % living in slums

0]
B 19007 M .

Fuente: UN-HABITAT, Global Urban Observatory 2005.

Policy current approaches
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Housing policies should tackle

Chile
Mexico
Brazil

50
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Housing as finished product
Quantitative deficit

Market enabling

Subsidies to demand side
Individual private ownership




Current policy challenges

+ Weak legal-normative framework
« Weak institutional framework
 Lack of institutional coordination
» Short term programmes

+ Sectorial approach

Weak/lack of community participation

Economic & Social Development

Macro level

~

Housing as indicator of
Social well-being
Creates family asset
Allows better quality of life
Fulfill basic needs

\ 4

Micro level

ve g 51



Names matters:
Informal settlements/Slums vs. Social Production of Habitat

Visions matters:
Housing as a commodity vs. Housing rights

Social Production of Housing
(1,111 case studies in Mexico City, State of Mexico and Veracruz)

Plot: 122 m2
Build surface: 93 m2 (starting from 35/50 m2)

Time frame: 10 years

Total investment in 10 years: USD 10,000

Actual estimated value: USD 30,000
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Investment in Housing as GDP % (1988-2004)

[— =Total hsttucional = = = Privada No Inst — = PSV|

------

2001
2002
2003 d
2004

—
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MEXICO
Advocacy for public policies and public funding
« 2006: New Federal Housing Law (including SPH & HR)
« 2007: SPH unit inside the National Housing Commission
« 2008: SPH Committee and few subsidies (700 projects)
» 2011: SPH subsidies = 35 mill USD

« 2012: SPH subsidies = 100 mill USD (for more than
30,000 projects nation-wide, incl. urban and rural areas)

Other actions between 2008 and 2012:




Habitat Agenda (Istambul, 1996)
Promises

» Adequate Shelter for All

» Sustainable Human Settlements
« Enablement and Participation

» Gender Equality

« International Cooperation

» Assess Progress

Habitat Agenda (Istambul, 1996)
Key contents
« Right to Adequate housing (r2: 61.x)
* Protection from Forced Evictions (H2: 40n; 61.b; 98.b)

» Combat homelessness (ib: 4; H2: 8; 11; 38; 40.1; 61.c(iv), d; 115;
119.k; 204.y)

» Social Production of Habitat (H2: 47; 61c(ii); 72.b; 73; 74)
» Social Function of Land and Property (H2: 113-114)

» Diverse Land Tenure Forms (H2: 74.c; 75)
* Plusvalia/Land-value Capture (H2: 76.h)

54 SOAIOF =HEX| HERT ezt A 2H2A



Right to Housing - Components
(General Comment N°4, UN Committee on ESCR)

Disponibility of services, water and sanitation, energy (light, heat), waste and emergency
materials, facilities and services,
infraestructure

Place access to employment options, health services, daycare, schools and
other social servicies; not contamined places or near contamination
sources,

State obligations on HH.RR.

# Respect: refrain from interfering with or curtailing
the enjoyment of human rights.

@ Protect: protect individuals and groups against
human rights abuses (from other individuals, private
or public institutions) and provide access to justice,
remedies and compensation.

'T“Fullf' I: take posltwe actlon to facllltate the




Right to the City strategic principles

v'Realization of political, economic, social, cultural and
environmental human rights without discrimination.

v'Ensure collective dignity and well-being in conditions
of equality, equity, justice and solidarity.

v'Generate conditions for the development of a
dignified quality of life for all in the city, at both
individual and collective levels.
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Social function of the city,
the land and the property

v'Distribution and regulation of urban land, space and
equitable use of common goods, services and
opportunities offered by the city, prioritizing the -
collectively defined- public interest.

v'Guarantee the right of all persons to a secure place to
live in peace and dignity through the creation of legal
instruments and participatory mechanisms that oppose
speculation, urban segregation, exclusion, forced
evictions and displacements.

v Citizen participation at the highest levels of decision-
making, including the design, implementation,
monitoring and evaluation of public policies, urban
planning, budgeting and control of urban processes.




v Facilitate the right to participate in the social
production of habitat and to guarantee the
productive insertion of all in the urban economy,

including youth.

v Development of economic activities that contribute
to a productive city of solidarity.

v'Socially responsible use of resources and the
enjoyment of a healthy environment that allows all
people and communities to develop under equal
conditions.

v'Guarantee improved environmental conditions and
that urban development does not take place at the cost
of rural communities, ecological reserves, other cities or
future generations.

SOLAOF FHEX| HEQT 243t X 2HHA




v'Strengthening of social solidarity and respect for
diversity in the city.

v'Rescue, expansion and improvement of public spaces.

The Right to the City




Human Rights in the City and
the Right to the City are recognized in...

«Civil society documents:
- Treaty for democratic, equitable and sustainable cities and
towns (1992)
- European Charter of Women in Cities (1995)
- Latin American Charter for Women’s Right to the City (2004)
- World Charter for the Right to the City (2005...)

»Official documents:
- European Charter for Human Rights in the City (2000)
- The City Statute, Brazil (2001)

Tensions to work on...

R
Housing policy Massive construction of houses
Housing policy Urban/territorial planning
Right to housing Right to the city
Immediate needs Long-term transformations
Metropolitan areas Small cities
Formality Informality
Urban agenda Rural agenda
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Housing Welfare Policies in Seoul
Outcomes and Future Agenda

.
.

1. Housing Policy in an Era of Rapid Growth -‘- £0l

In an era of rapid growth: Our housing policy priority revolves around housing shortage.
Annual economic growth averaged more than 8% for 30 years (1960-1990).

GNI per capita: $103 (1962) = $11,450 (1995)-» $28,739 (2015)

Rapid urbanization and population concentration in the Seoul Metropolitan Area

Annual population growth averaged 0.28 million people for 30 years (1960-1990), but it has been at a
standstill since 1990,

Figure 1. Groas national income [GNI] per capita Figire 2. Population Concentration in the Seaul
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1.Housing Policy in the Rapid Growth Period

Tackling housing supply through large-scale housing supply
Chronic housing shortage has been a policy task during a rapid growth period since 1960.
In the era of rapid growth, the government led the public to address housing issues on their own,

Instead, the government focused on economic development, income growth, and supply of affordable housing.

Figure 3, The number of households and houses in
Seoul (1926-2011)
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Sousee | Koime Natioasl Statntical Offce, Papulation and Housing Cemus (1926
2011 Seou institute, Geographicol Aties of Seow 2013

2.Changes of Housing Issues

The Spread of Squatter Settlements

Shanty town was the most effective residential alternative
for rural-to-urban migrants in the era of rapid growth.

The government tolerated squatting on government owned
lands because it couldn’t afford to resolve housing problems.

More than 10% of the population in Seoul inhabited shanty
towns in the early 1980s,
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2.Changes of Housing Issues

Co-operative Redevelopment Schemes Began

Shanty towns (also called ‘moon village') have almast disappeared since urban renewal projects
began in the early 1980s through partnership between local residents and private enterprises.

Overcrowded shantytowns were transformed to high rise apartments, and to the middle class
residential areas.

Demolishment of deteriorated houses caused a shortage of low-price housing.

2.Changes of Housing Issues

Large-scale housing construction through low cost land supply

The strongest government intervention in affordable housing supply lies in provision of
public lands.

Change of development methods from land return-base land readjustment to expropriation-based land development

Land Readjustrment Project A Group Of Hau-in.g Lot Residential Lln-.d Development
{Land Readjustment Project Act) Establishment Projects Project
B {Housing Construction Promotion Act) (el Lad Devslogrment Promoion Ad)
In the 1960s-1970s In the mid 1970s After the 1980s

Figure 5. Number of Housing Construction in Seoul (1965-2011)

=R L] S Sy,

™ nwa " - ~e e " = pot] kLl

Seurce: Seoul Metropolitan Goverrenent, Sseul Statmbic: Seoul int tute,
Geographical Atias of Seowl 2013
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2. The Tums of Housing lssues -‘ eoul

Rising housing costs coupled with the falling rate of home ownership

Rising housing costs became chronic due to economic growth and overpopulation in urban areas.
The home ownership rate was rather low despite massive housing supply.

The public bore the burden of housing costs: Domestic consumption was dampened by higher

housing costs.

Figure 6. Housing Tenure Figure 7. The price-to-income ratio (PIR)
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2.Changes of Housing Issues

Change in Housing Types : From Detached Houses to Apartments

Apartments were preferred to detached houses.

70-80% of new housing is apartment type

0.8% of total housing in 1970 -> 53% in 2000

Large-scale development continued in the style of new town providing housing and infrastructure

at once.

Figure 8. Housing Stock by Type (1970-2011)
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Seurce | Kones National Statisticsl Office. Populaton and Housing Census [1570-20011; Seoul institute, Geographical Atlos of Seoul 2013
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3.Low Growth and Low Interest Rate Times: Change in the Housing Market -‘ Seoul

Socio-Economic Structural Change

Acceleration of population aging

The elderly aged 65 and over: 9.4% (2010}, 11.9% (2015), 14.7% (2020), 22.9% (2030)

Growth of single-person households: 24.4% (2010), 27.0% (2015), 28.9% (2020}, 30.1% (2030)

Job insecurity and high unemployment rate of the youth: Youth is called ‘S giving-up Generation’
that gives up courtship, marriage, childbirth, human relationship, and home ownership.

Young single-person households spending more than 30% of income on housing costs: 57%

Structural change in the housing rental market (lease on a deposit basis= monthly rent)
and heavy burden on housing.

Structural Change in the Housing Market

Mid and large-sized Increased supply of small-scale houses for 1 and 2-person
housing households

Growing demands for public rental housing

Newly built apartments Rising demands for rental housing for the middie class

Activation of subway station area development as for gentrification
Increasing demands for urban regeneration for the proximity location
between working and living space

MNew town development
on the urban outskirts

4.Dilemma on Public Rental Housing

Increase of Public Rental Housing Demand

Supply of public rental housing began with demolition of squatter settlements (shanty towns)
in the 1980s.

The government renewed public rental housing program according to government change.

The ratio of public rental housing to total housing stock is 6.8%.

Short-term (1-5 | Permanent rental Natlonal rental Public rental Long-term deposit- Euntemingd
bl housing for the housing for those housing for tenants based rental mallteadé pibli
voaﬁ] pu .I( lowest Income in the 19-4® I redevelopment housing for the : s D?‘
rental housing | class Income bracket areas | middle dass | rental housing
Before 1988 1988 1994 1998 2008 2011
Figure 9. Cumulative public housing stock increase Figure 10. Public housing increases by type in Seoul
! Wby B S Typel = Typmd = Trged
BRI L E Vi) i
| - -
14000
w80 n—
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o l
sulaim
frpes
BEFEEFEERER] ; Z:!_é.:'b_friéé B—
R ' ' W0 WD W W U WG WG WD W D0 D0 0RO DY S Cos W 0 08 1)
Sn D u! rm the Land & Ho Corparation (L], Mirdt e
ot iation: and Mat e ey TILTIT o S ot Corgarstion (SH ::‘::w npn}e‘rﬁ';ﬂ:—"r:pﬁ:'h":;.;s"r.'m'r:afx: T G
rnndl “w He agthor, - Data from the Seoul l\kmwul-—a n Government, Housing Policy Bureay
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4.Dilemma on Public Rental Housing

Negative social understanding on public rental housing for low-income people

Securing building site is important due to negative stigmatization on low-income housing and resident
opposition.

Strong preference on long-term deposit-based rental housing for the middle class.

Figure 11. Loss caused by public rental lousing
operation of SH Corporation

Debt increase of rental housing providers

PR a3 W IO 0.1 el

Heavy burden of building costs due to insufficient L
funding from the government and the National Housing

i
45
Fund. g =
Government-owned housing corporations (like LH and e
SH) face an exponential growth of debts. :: I I I l | ity
o ¢ i
! m B m

m w m m am

Social controversy over public rental housing Boormee 401 CoxpoTacing 2
Should eligibility of public rental housing be limited to low-income people or expanded to the middle
class?

Should the public sector continue the supply of public rental housing when the supply and
management costs continuously increase?

5.Shifting Policy Directions

The Emergence of Co-housing

Public demand and attention toward an eco-friendly co-housing community increase where the
individual space decreases through utilization of shared space.

Key point is securing affordable lands.

Securing Lands for Co-Housing Provision of diverse co-housing

» Use of public lands owned by municipalities = Public rental housing for single-person households
(city and district) or SH = Supportive housing for self-supporting

* Use of lands donated by universities, religious i

Public housing using private houses leased (within
organizations, and businesses ; )
) . the urban regeneration project area)
s Securing small-size land through urban
= Support for cooperative housing activism

regeneration projects

leumchae (Childcare Cooperative) Youth Cooperative Housing Customized Studio Apartment for
Seniors
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5.Shifting Policy Directions

Housing Support Service of the Seoul Metropolitan Government

Security Deposit Support Center

Opened for counseling and short-term loan support for the settlement of conflicts over a security deposit
in August 2012.

Provides one-stop services for residential tenancy, including counseling and dispute mediation.

Consultation for Housing Improvement

Offers free, customized counseling for housing improvement,
including scope diagnosis, project cost estimation,
and various support systems for housing improvement.

Consultation for Co-housing

Co-housing-related counseling on residence
and management.

Counseling service by experts like housing manager and
tenant representatives is fee free.

Rental Loan
counseling support

5.Shifting Policy Directions

Reinforcing the Housing Welfare Delivery System
Operation of housing welfare support centers

Integrated support for housing welfare services based on the Seoul Metropolitan
Government Ordinance on Housing Welfare Support.

For now, 10 private entities act as a consignment operator.

Stpportl i Private Organizati
—— . Connected Support

Gwanak-gu : Consigned Management by People’s Solidarity
of Gwanak

10 centers

SH (Seoul Housing) Corporation: Operation of 11 Housing Welfare Centers

Service platform for housing welfare services, including management of public rental housing,
housing counseling, housing improvement, and housing benefit.
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5.Shifting Policy Directions

Beginning of Housing Subsidy Program for The Housing Poor

Housing subsidy policies, including housing voucher and housing benefit programs begin from
the public rental housing policies.

0.97 million households with less than 43% of median income level are benefited.

Annual budget of KRW 1 trillion (average monthly payment per household: KRW 110,000)

Supply of public rental ' Housing voucher at the level of | Housing benefit at the
housing | Seoul City national level
1988-2015 2002 2015

In case other services (like low-interest loans for deposit-based lease and home
ownership) are included herein,

By 2017 64% of 5.2 million households who do not own house in the 15-5™ income bracket
can be beneficiaries.

By 2022 all households without home ownership in the 15" income bracket can be
beneficiaries.

6.Residential Environment Improvement for Residents

Transformation of Redevelopment Policy in Seoul:

(Announcement of New Town Redevelopment Solution : Mayor Park Won Soon, 2012. 1. 30)
People First City

From Land Owners to Resident Centered

From Clearance Redevelopment to Community Preservation Development

Protection of

+ Decide Redevelopment Direction based on Resident’s Opinions

Actual Conditions Survey + Conflict inisc g i ¥
Coordination ; _
v People Centered Regeneration for Areas not Pursuing Redevelopment

Respect for Resident’s Opinion

v Support Cperation Expensas When Dissolving Implermentation Committes

Reinforcement of Public Interests ¥ Guarantee Tenant's Right to Live in Public Rental Units
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6.Residential Environment Improvement for Residents

Launch of residential environment management project for the improvement of existing urban areas in 2012:
currently 23 projects are underway .

The public sector builds infrastructure like road, parking lot, and square.

It supports community facilities like community center, day care center, senior citizen center, and
circulation-type rental housing.

Local residents engage in community creation, housing improvement, and community environment
improvement.

The key point is changing the public understanding because they still prefer to construct
new apartments after complete demolition of existing houses.
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6.Residential Environment Improvement for Residents

Urban regeneration for restoring employment and commercial alleys
Changshindong: Create a smallscale network, so called the 10-minute neighborhood  unit (S-minute sewing village).

(©) Secure space for local community activities

Provide communal space for education
and local revitalization activities by local
residents and village activists

(© Build alocal platform for job creation

Create jobs in traditional industries and
small-sized manufacturers at the local
level via supply of comfortable workplace
and technical training.

Provide affordable housing for the youth

Restore the alley-based commercial
district by boosting the inflow of youth
via local employment and supply of
affordable housing,

k I"./
‘X ..-*"""—‘- — o
- - D Sl MARLFED G Gowid Rt
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7.Future Directions 4‘ Seoul |19

Implementation of local housing policies for the area-specific and diverse housing values
Need area-specific housing policies to meet growing demands for housing welfare and upgrade housing services.

Funding is important for local housing policies, so creation of local housing funds is necessary.

Housing stability for the public in the private rental market
Appropriate land has great significance for the proper supply of private rental housing.

Small-sized land owners and the public sector jointly supply semi-public rental housing at the |local level.

Revitalize the urban regeneration project
Secure residential lands and promote local revitalization through urban regeneration

Expand regeneration funds through proceeds from municipal lands and new sources of tax revenue like urban
regeneration tax.

Adjustment of planning and supply criteria according to local characteristics: supply of public rental housing,
eligibility for public rental housing, supply procedure for newly built houses, etc.

Promote a private non-profit organization’s social housing project
Build a support system for cooperative housing activism in the private sector

Ensure housing stability for low-income groups through public land lease and social investment fund

7.Future Directions

Build housing governance system
Forge a public-private partnership based on the sharing of the private sector’s resources and know-how

Active networking with private housing welfare experts

Change the role of the public sector
From massive supply of affordable housing to execution of area and resident based project

Whereas profit base is weakened by decrease of newly built houses, demands over housing welfare
projects for low-income groups increase including public rental housing and housing welfare programs.

Thus, a new role model of ‘sustainable public developer’ is necessary.
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Seoul, May 2015

Housing rights and settlement development
in Asia: Viable trends under new contexts

HOSAKA Mitsuhiko

Professor

Graduate School of International Social Development
Nihon Fukushi University

Nagoya, Japan

1. Introduction: learning from Bogumjahri




We must note and innovate some community-based

elements borne out of the experience, if not replicate,

for the future. For example:

- cooperative housing (as a building system)

- collective housing (as a communal life style)

- credit union or community bank (as self-organized
resource management)

- social enterprise (as community-based livelihood)

2. Housing rights movement in Asia: a retrospect

The right to adequate housing, as defined in the international
law, 1s "the right to live somewhere in security, peace and
dignity" (CESCR General Comment 4, December 1991).

Those in such highly-institutionalized countries as in East
Asia are now facing issues and problems arising in
institutional gaps (homelessness, 1solated remote settlements,
disaster recovery, etc.) and can therefore learn from how
community solutions came out under relatively weak
administrative controls in less-institutionalized countries.
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Asian housing rights movement by the urban poor became
active from the 1970s, coping with eviction threats which
mounted under the government-initiated developmental
modernization. National housing agencies were established
in many countries, but their housing provisions hardly met
the needs of the poor. Leading NGOs, such as Asian
Committee for People’s Organization, developed a well-
defined approach of “conscientizing” and “organizing”
people. Trained community organizers stayed in poor
communities, led struggle with governments to acquire a
range of critical requirements, made people aware of the
structural causes of their disadvantaged situations, and
assisted in forming organizations with wider scope. This
“confrontational” approach contributed to improved access
to land, housing, basic services and other entitlements.
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In the 1980s, a political change took place from
developmental authoritarianism to decentralized
administration in South-East Asia, and some social space
was created for people to participate in government policy
measures. Community Mortgage Program in the
Philippines and the land sharing scheme in Thailand
demonstrated this trend. In South Asia, on the other hand,
populist stance of governments became strengthened, leading
to new housing programmes to satisfy people’s immediate
needs as conceived by ruling parties. Million Houses
Programme in Sri Lanka was internationally lauded as an
enabling (support-based) housing policy.
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In addition, several distinct NGO attempts in the 1980s made
a considerable impact on housing movement in Asia. Notable
examples are the Grameen Bank in Bangladesh, claiming
that what the poor need is not conscientization but a credit as
human right to establish their self-reliant economic life, thus
changing anti-poor banking institutions, and the Orangi
Pilot Project in Pakistan, advocating people “appropriating”
government functions such as drainage installation, thus
changing unequal relationship with the government.

With this background, Asian Coalition for Housing Rights
(ACHR) was created in 1988 as an action-oriented network
of slum-related NGOs and community-based organizations.
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Orangi Pilot Project

e
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Aman Coahtlon for Housing Rights: ACHR

During the 1990s, the insecurity of human settlements
mounted. Firstly, the housing vulnerability was heightened
by armed conflicts which increased after the termination of
the cold war and by increasing natural disasters that destroyed
settlements and displaced many residents. Secondly, the threat
of eviction became ever more real as economic globalization
proceeded and income disparity widened. A number of
informal mechanisms and practices that had somehow
provided the urban poor a place to live (squatting on public
land, informal land subdivisions, complicated tenure
arrangements, shift-sharing of the same space by multiple
tenants, cheap and unstable rental arrangements, densification
of occupants in a unit) were steadily replaced, formalized and
commercialized, and the urban poor were pushed out from
their slum settlements economically and institutionally.
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ACHR has supported survival strategies of the urban poor
through promoting mutual exchange and experience-sharing.
Therr actions include community mapping. group savings,
credits for income-generation and housing, and community
fund with which to negotiate better terms of housing finance
from banks. Also rebirth of mutual help on safety-net and
welfare based on pooled revolving fund, for their vulnerable
members to cope with current trend of insecurity in housing
and livelihood. ACHRs five year programme called Asian
Coalition for Community Action (2009-13) supported a
process of community-driven, city-wide slum-upgrading
and housing activities in 215 cities in 19 Asian countries. City-
level development funds which local poor groups negotiated
with local authorities bringing in counterpart funds were
established in 136 cities in Cambodia, Lao PDR, Thailand,
Indonesia, the Philippines, Nepal, Bangladesh, Fiji and others.
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SHILANKA

ACCA PROJECT
IN 19 COUNTRIES IN ASIA

-ﬂ .

3. Identifying viable trends, issues and limitations

LIfrom individual projects to systems

CJfrom confrontation to community-initiated partnership

Ofrom community mobilization in pre-determined projects
to ensured access to community-managed funds

M integration with middle-income housing and community
development

M housing as community action and community building

M housing as process (John Tuner), not as product nor
commodity
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4. Policy implications

Grassroots survival strategies and community solutions on
housing and livelthood are bound to be limited in scope,
therefore need to be backstopped by a macro level policy
framework that will remove institutional and social barriers
in access to resources required for housing themselves, and
will advocate macro level resource redistribution to address
nation-wide income and asset inequalities.

It is essential to provide and protect space and opportunities
for people to meet one another, exchange experiences, think
together, learn about management at their initiatives, with
delight and even conviviality. This may facilitate emergence
of new community actions for housing.
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Speculative Urbanisation and the Politics of Displacement

Dr Hyun Bang Shin

Assoclate Professor
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I_S E Geography
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A tale of an evictee in Seoul
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A tale of an evictee in Seoul

“I was in my second year of primary school when we
were evicted and built a new house here. It’s been
more than 30 years since then, since 1968...1 came
home after school, and my house was gone. I looked
for my mom, and on a main road, there were my mom
and dad, on a vehicle that resembled one of those
garbage trucks. That night, we came here, and the life
in Nangok began”

(female in her 40s, interviewed in Nangok, Seoul in 2002)
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JGiuangzhoo (c) Hyun Shin 2011

Beijing (2013)

Chngha, Balling (c) Hyun Shin 2013
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Going extreme? New Town Construction and Empty Cities

Ordos in November 2009 2 years later... In April 2013

‘China's empty city - 10 Nov 09 China's empty city of Ordos

P Y e e S —

[ R R T —

Source: Aljajeera, 10 November 2009 | yRL: http://youtu be/ObrcZTVde-I
URL: http:/ /www youtube com/v/
0h7V3Twb-Qk

URL: http://youtu.be /tCUSTowpS_c

Speculative Urbanisation

Increased attention to property development
- Extracting rents through commaodification of space

Mega-projects and new-build residential projects, prevailing in the
g ilt on the imaginaries of the powerful elites and the

| T 0
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Critical Approaches to the Political Economy
of Speculative Urbanisation

Seoul (c) Hyun Bang Shin 2013

Critical Approaches to the Political Economy
of Speculative Urbanisation

“As the principal circuit, that of
industrial production, backs off
from expansion and flows into
‘property,’ capital invests in the
secondary sector of real estate,
Speculation henceforth becomes
the principal source, the almost
exclusive arena of formation and
The realization of surplus value.. The

Urban Revolution secondary circuit thus supplants

the primary circuit and by dent

becomes essential”

(Lefebvre, 2003, p.160)

Seoul (c) Hyun Bang Shin 2013
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Spatial Fix and the Built Environment

“We will call the capital flows into fixed asset and consumption
fund. formation the secondary circuit of capital. Consider,
now, the manner in which such flows can occur. There must
obviously be a ‘surplus’ of both capital and labour in relation to
current production and consumption needs in order to facilitate
the movement of capital into the formation of long-term
assets, particularly those comprising the built environment. The
tendency towards overaccumulation produces such conditions
within the primary circuit on a periodic basis. One feasible if
temporary solution to this overaccumulation problem would
therefore be to switch capital flows into the secondary circuit”

Harvey, D. (1978) The Urban Process under capitalism: A framework for analysis. International
Journal of Urban and Regional Research 2(1-4): 101-131

Circuits of Accumulation and the Built Environment

Fiund capitel e Trarshn s Consumption fund
1 produtes durables 1 congumirs durables
2 built epvwonment X . =
. apstal maroet
Fictianal
Crednand _ZZTyl (financini and state
mangy crgation  capital e —
t.
1
= I
2|8
I
PITIE 4. reSD
Tachnical and Production of Congumptipn goods Consumption of commei Chusntitias and
socisl organi- | walues and ® ties and reproducton of | spookise ol
antion ol wark surplus vaium lwbsous peonerer I labou force
OCEEs _— _ S —

IV FTIBch D ENpUTR

Social expanditures
Technology (echucatson, heatth, watfam,
ard] Mmoo ideology, police, malstory, ¢1c.)

Figare 3  The structure of relations between the pamary, woondary and tertiary arouiy of cupitsd

Harvay, D. (1378) Tha Urban Process undercapitallsm: A framewerk for analysis Intermational Jowmal of Urban and
Fegional Research 2(1-4): 101-131
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Figure §
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98 SOAIOF =HEX| HERT ezt A 2H2A



The rise of financial
caphalism
and/or state capitalism

walwes and capod s of
Burrplus wislu Laboiur posess Inbwir poverns latsur foron
> R |

State
fumctions
Socal eeperndiiuies
Technology lechucstion, haaith, wattare,
and scisnce idenlogy, police, maliory, etc.)

Figure J  The wracture of relations between the primary, secondary and mermary cifouits of capial

(Harvey, 1978, p 109)

Intense commodification under speculative urbanisation

Real estate as a seductive force, attracting idle capital and
debt-financed investment by the state, capital and individuals

Bloated financial capitalism helping the process replicate at a
global scale

Seoul (c) Hyun Bang Shin 2013
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In East Asia...

e Simultaneous thrust of both primary
(industrialisation) and secondary
(urbanisation) circuits of accumulation

Urbanisation

e Selective resource allocation and
investment in the built environment

e ‘Tiger’ economies (South Korea,
Singapore, Taiwan and HK), Japan and
mainland China, seeing a close state-
business nexus facilitating
urbanisation and especially real estate
development.

e.g. 'Property state’ (Haila 2000) or
‘Construction state’ (McCormack 1995)

Industrialisation

Industrialisation and Accumulation

Gross Capital Formation (% of GDP)

50.0 ——
37.5
25.0
12,5
= Mainland China = South Korea
— Japan — Singapore
— Hong Kong — United Kingdom
0.0

1990 2000 2005 2006 2007 2008 2009 2010 2011 2012 2013
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Real Estate Investment in South Korea

60,000.0 38.0%
45,000.0 28.5%
=
(=]
=
=
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& 30,0000 19.0%
~
=4
o
E " Real Estate Investment
— % of Real Estate in Gross Fixed Capital Formatio
15,000.0 9.5%
0.0
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Real Estate Investment in mainland China
— % of Total Investment in Fixed Assets in GDP
— % of Real Estate in TIFA
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Asian Speculative Cities

eSpeculation embedded in the contemporary system of capital
accumulation

« The Speculative City, a city of high risk incurred not only by the state
and businesses but also individual families despite a high level of
financial literacy

e The state having managerial functions to ensure minimum welfare
for general population, but risking its legitimacy by protecting the
‘propertied class’. Revelation of the state’s class nature

« Middle class support predicating upon the state’s protection of their
asset basis

from dilapidation
(use value)
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to obsolescence '
(exchange value)

Proliferation of Speculative Redevelopment
in Gentrifying Seoul

[bjAMer redevalopnest

Souwrce; Shin, H.B. and Kim, 5-H. (201 5) The developmenial stale, speculalive urbanisation and the
polilics of displacement In genlritying Seoul. Urban Studies doi:10.11 77004 200801 4565745
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Table 1. The scale of major redevelopment programmes in Seoul and the summary of key events.

Period Major projects

Scale Graphic

representation

1960s and 1970s Substandard
settlements, their
expansion and
clearance

1980s to 20005 Joint redevelopment

Official estimation of 136,650
illegal dwellings by 1966, more
than one-third of the then total
municipal housing stocks

Demolition of about 80,000
dwellings in substandard
settlements and construction of
about 206,000 flats by the end
of 2010. Affected about 10% in
the 1980s alone, affecting 10%
of municipal population

Medium-rise flats Squatters
N ="

IRP

Source: Shin, H.B. and Kim, S-H. (2015) The developmental state, speculative urbanisation and the
politics of displacement in gentrifying Seoul. Urban Studies doi:10.1177/0042098014565745

Table I. (Continued)

Period Major projects Scale Graphic
representation
1990s Densification of Demolition of 150,000 detached
existing low-rise dwellings and the provision of
detached houses into 750,000 multi-household units, Multi-hosehoks
multi-household accounting for about 29.2% of dwellings
dwellings Seoul’s total housing stocks in
2001 |
Mid-1990s Redevelopment of Demolition of about 94,500
to 2000s medium-rise flats, resulting in reconstruction :m!""’“ﬁ'“‘
apartments of flats that accounted for about ity lu':;f;
14% of all high-rise apartment Eetates
flats
I
2000s ‘New Town'" project Redevelopment of urban e —— =
neighbourhoods accommodating [ rem— |
350,000 households (850,000 : Prostaiiie :
people), about 8% of municipal \ |
households. 230,000 households | |
are tenants i .
1 I
| [
I 1
(0

Source: Kim (2010), Jang and Yang (2008) and Seoul municipal government data.

Source: Shin, H.B. and Kim, S-H. (2015) The developmential state, speculative urbanisation and the
politics of displacement in gentrifying Seoul. Urban Studies doi:10.1177/0042098014565745
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Gentrifying Seoul

lopment

‘Mew Town' projedts

Sawce: Shin HE and Kim, S-H (2015) The developmental siele, speculalve urtansation and the poliics of
dheplacement in gentalying Seall Urban Studies do 10 131 7702008014565 T45

Housing Poverty of Affluence

« Speculations on the real estate leading to:

(1) Emphasis on new-build and mass provision, but decreasing
affordability with the decline in real disposable income. Fictitious
capital also dominated by the rich.

(2) Rise of exclusionary spaces (e.g. luxury gated communities or
gated high-rises)

(3) Dwellings conferring one’s status and prestige. Architectural
design, building brand names, exclusive amenities, etc.

Note: See André Gorz (1980) Ecology as Politics for discussions on ‘poverty of affluence’
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Hong Kong (c) Hyun Shin 2010

East Asian Developmental Welfarism

¢ Inadequate and selective provision of safety nets (Holliday 2000)
Emphasis on Individual (financial) responsibility. Role of family T

- The state’'s managerial functions ensuring minimum but
selective welfare for general population, but creating and
protecting the ‘propertied class’

All these under developmental statism,

not neoliberalism or its hybridity.
Greater risks in times of economic crisis
(e.g. Asian financial crisis in late 1990s)
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Property Investment by Individuals to Hedge against Future Risks

e Developmental urbanism having produced ‘productivist welfare
regime’ that places heavy responsibilities on individuals and families

e Aspeculative real estate market and people's aspiration for a *home’
as an ‘asset’ to hedge against future risks

o Constant struggles between HAVEs and HAVE-NOTs

Source: hitp:/fimage munbwe, comd gen _news’
200808/ 200808 14010322300080020_b. jpg

Speculation and Domicide
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- Ok-su 13-district, Seoul (c) Hyun Shin 2013
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Speculation and Domicide

» Mega-displacement and domicide (Porteous and Smith 2001;
Shao 2013; Shin 2014; Lees, Shin and Lopez-Morales,
forthcoming). For example:

- Beijing: 1.5 million people between 2001 and 2008, about 13%
of registered permanent population as of 2001

- Shanghai: 1.5 million people between 2003 and 2010, about
11% of registered permanent population as of 2003

- Seoul: 0.72 million people affected by demolition between
1983 and 1988, 8% of municipal population as of 1983 From
the early 2000s, a series of mega-redevelopment plans
affecting 350,000 households (850,000 people), about 8% of
municipal households (230,000 households are tenants)

Forced Consumption

“...all housing-related expenditure had increased for most
residents. The residents were driven towards a higher level of
consumption forced by the residential redevelopment and
displacement from their neighbourhood, which used to offer
affordable housing” (Shin 2008: 421)

Future impact on households and neighbouring areas?

Shin, H.B. (2008) Living on the edge: financing post-displacement housing in urban redevelopment projects in
Seoul. Environment and Urbanization 20: 411-426
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Multiple Dimensions of Displacement

eLast-resident displacement;
«Chain displacement;
sExclusionary displacement
eDisplacement pressure

ePhenomenological displacement

Davidson, M and Lees, L 20100 New-bulld gentrification; &s histories, trajectories, and critical geographies
Population, Space and Place 16: 395-411

Marcusa, P (1985a) Centrificat lon, abandonment and displacement: Copnections, causes and policy responses in
Kew York Clty. Jowmal of Urban and Contermporany Law 28: 195-240
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Anti-gentrification Planning, Subsidies to Tenants,
Rent controls and Decommodification

Shaun Preston/Indyreader
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Importance of Preventing Displacement (in a broader sense)
and the Role of the Public Sector
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Thank you very
much. ZAFHL|CE

For any queries, please contact:
h.b.shin@Ise.ac.uk
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This week's murder-suicide & the
latest chapler in a community's tale
of hardship, writes Sherry Lee
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Dark side of the housing market : the neglected rental housing policy
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2015/16 23,300 0 23,300
2016/17 12,100 2,200 14,300
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SSYUHFHE 3 0|2 7|ch2| 2 Q= LEX; § (20140 68 EHK])
3dolg ozl 5
R : ’ ? 3 oy A
5 i o)At 10 20 160 3,400 990 4,600
=4 60 4,200 10,300 10.800 2.900 28,300
HEF ORlo|e FAHEL 24 A2
=%
[0-1% 1% |
" [15-24 12.4%
25-34 9.4%
ERFHAE AT AP 24 35-44 26.3%
45-54 15.3%
171,300 55-64 16.2%
Road Rl Beal) A8 65 or above 8.3% LResl
204 @ O|A+O| {210 BUEMNA|EE
R UCHTY
g Over 220,000 7| §9 oj2of
(428,100 ppl) 96, 500
St 31
Daafoals BaalBuas

210 SOAIOF =HEX| HERT &4zt A 2h2A



n_IEI'”E{Il"’J;'Ei

a

|__

I": |1'.||I'|v_-|[," "—}

Sz
|e =4
7.6 U

-1

Z2ZYdFY oY HExH2015¢
EHM FZ YU FYE S9L2 {HExH20159 28). 18):-EM(172 QI E) - T % X| (186
Sy 464 ZOE(TA|) EUE) - A (ATTEQE) - & (156
BOlE)
464 ZQIE 7| 12 EUE 2| E
201544 2§ 20154
45 (45- 18 e+ 303 134 4 (45-18)x3 81
B0*
50 (50-18 xS+ 348 9.7 4 (50-18)x3 a5
&0
57 (57-18)x9+ 411 441 (57-18)x3 117
£91 th7| A Zto] FEE 01X § 71X| 24 AR
HYX A S 7| A2
U HE SHMECH2| A 2| 92 SOHSD. MEX Yo o 34 EE

P QTN =N

211




EZo =X #HE

& L2TEEE2014H568 7IE TS0 20 FFof LT
750 g 0f &3t o/F 388F 2 & o/ EX/Fof g/t

r=0|&
-'ﬁﬁn mg T = & ol o i *A* J.Il-rr
e . EIEECCEEERTED 25%
(= | 93?% M= =1 D'le-'lgl‘.‘-'l
g ag 549 X7} EI0f 7| E L] FHAI4 20.38%
3 L2737 sy HOEE ZEE+ ROM
IZHOIE 2H(ZHE X, 10.11%
& Al A 2%E ZAM6HEH BSTHAZUAM B AHFS=
DEE o UNE dii2io gt/ YEHB/EIE
E8/nEA sﬁf. 22 g,
28 4g 74.4% | 2ANYS ﬂﬁﬂ;&ﬂiﬁLL#HTQrﬂl
LERNSEAZA ’“
Ax}2|L} £ 7| A o
SH=RONRRE  [gelosie wue, FHEMo
by .
dEZH A ESEE X7t =4 % 2R SE
Huug 17.7%
=L 32 3%
"FE e} HG AT - F 5 HAE S0,
2REES 0. 19% FAE A= A9~ FFo0iad 37
GBS 27.1%

.
=X B

CHA| =5Xt7} £l &= HI &
H| & 35.81%

Yo Ul E 2.8HY

EFAAY
A%t

if 82 S90|D ¥ DYS
2o Z3UhAE LY sEE
MEE.

w—) 3 3 21Ch 7 A 0] 77|
Asl= Mol L 5x0f 7172 AlRHE
) O] A EHO| o =S AL

w447t 2 4 Yol 813

212

SOAIOF =HEX| HERT &4zt A 2h2A




A 8%

2943 O 20|E 9B O Lt
ZHAZAEN SN 8

.-'4 _Iag

0|AHY 8§83
FATE WSS S XE 5T

O{Elo|et 7t 8 & &7| Sisl
FRHele| THEH B0 S48
2| THERE

o
b
feJLL
}.

213



e oEy

=

%4(DOMAT) X| S| AL3| 2435
RS

ASTIES B off @
X|Q{Atg| o} JHol S of A 1
7|8\ 8 M2 X| Ut
H0| 82

ASIH MY BRES L
'E)

S2AY AlE(OI2 D)

SR
DOMAT community & architecture

HYUHA 5

2CHA|: A(H4Y) FtPEZHHE
BIE TBEE  UDE

o &k
wojc} AHESHX|

Hc =l

s 3k
YHYES 9w
&1

O 22+
sty e ma}
Ut + UE 3

214

SOLAOF FHEX| HEQT 243t X 2HHA




HAYHA 75

O glo| 2k : e s

g @ ¢
‘ ‘

d3 A 1: 52| 7HF

7 HZAA B
//OtH X[ (PRC Of| M HEHoY| T FURE/ EEFHA LTS
=0r%) B X // 120sq. ft

// oL 7FE 9 =) oItiE// $4500

// BW (181 F5 %) HE7|Z2y/38

// &% F(121P6EHY)
// 4% O}E(101P5EHd)




SOAIOF =HEX| HERT &4zt A 2h2A

332 o0l S HSS

.
S

Hi2
=2

| L

s

HY by

Qm

]

2 o
Ho

OC e S oA

d
I

34> B4 St ! o fot gjot

nd

o 0
= ..||1

P rof

e

1\.

0
okl

=]
r
I
[

o &2

:




A &g

A8/

. YuH

. 2EIFN
%

. 227
ROIE|X| ¥R

W= A E

V& 5 217



L L EEL

& 50| E X Yo NS - Xt 2H| 8 8l Z5H7| fUshA.
Lj £ 5 (HAD) &f 70| 2 X| # AHX| &&= 1480 2 &
S0 SoCO7L A|HAR S T & UESE 5018 0| &,
XY W ==XHE 218t ME| 28 X &, Z21517] 213 AHY 9.

® AYAMYUS ==XtE0| WO EHESHEY >+ UEE 2
FHAEO T XS HBE2M. IES 2SI EHER
it EHE a5t HESEE Y

® IS NGEAGAIEG 22014588 EF Yo 2
=X} I8 AFS of A & & E(Watchers Project) 2l &
O/|ECZ Al A E

218 SOAIOF =HEX| HERT &4zt A 2h2A



R ==
i 4 X}X| 2 AF 2! (Watchers Project): 4701 Z X| & o X} X| & Au| A 23}

&=
27|15 x| Mu| A8 B
47012 X|% = 4XHEO| O3 M3 X| 2 X2
D Ifo| A TH PE
4 K| AME A KB
cA&XHES| HOIH BX 1US EEC2M 48 10E &
UEEES
CSRHE0| AN MEE & YSE S0, 5K H0| ChA|
S 20N WRHX| FES OUEX| B HE
CAXE0| FHBHE WISt NN B xHY S UEE B

= % XHX| 2 Abd (Watchers Project) S & ©

=7 i# M E 271
| l |
=229}
I " — 1
281 252 2§ 3 2E4
Al B S = 2% JEEE HA

HEHEY 2+ FHEE TH AR ABOE

HUDEIE

AEF =
(ZcH & $500x67HE)

219



LOI | Z= HA|AL 2 O| Al
s ' 7)

&2

: o 2 XIS0)

v.

A |j.' Ad J_l.ll.J s

MR E U 7}

BHE | & 44l
(Cheong Sun Lane Bridge)

220

SOAIOF =HEX| HERT &4zt A 2h2A




22| 2hA|
X| 2 Ab8] Z X| 8 8] (SoCOy= ZX| 0]
AEE XIPLER %

B3 MY UAHENHE S

AT

S TAKING
THE FRST STEP

EVEN WHEN

{00 DONT St
THE WHOLE
STARCASE"

ve g 221



MELEA-3 | MSAIQ| =0 XA : FHE MH|A X[ ZH 2

MEAlO| w20l X8 7o
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Homeless Assistance in Seoul : Relation between Housing
Support and Human Service

=712

(SH O At=|=X[=pat)

= -

MEAlQ| =29l

Street homeless Sheltered Total
homeless

May, 2013 764 3,671 4,435
July, 2013 ar3 3674 4,647
October, 2013 871 3,562 4,433
January, 2014 536 4,087 4,623
May, 2014 741 3,632 4373
July, 2014 937 3616 4,553
October. 2014 888 3,567 4,455
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T M 244 ol @
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OFAd 2~ 0 x-' |E=|'I|-I"‘O| |-
& A8aE T A A e e
Hel 73 (59.3%) cpap 1 (0.80 ﬁ;ﬁ;'a;!ﬂ“ég 99 (33.8%)
aolaE 39 (31.7%) b g - A2 up=
194 (66 %)
SEolAlA | 9(7.3%) &9 1(0.6%) A A
saaxR | 21 0(7.1%) | EOE | 1(0.8%) A 293 (100.0%)
e 39 (31.7%) | HUME | 3(2.4%)
H| L5 PA - OF A&
TAIH 30 (24.4%) | HAAAM -
o & 6 (49%) | HolgIAE -
of ol1=: 5 (4.1%) of M Al 3 (2.4%)
PC 4(33%) | wEAM | 3(2.4%)
ALY 9 (7.3%) | =aZaHEd | 12 (98%)
phge) 3 (2.4%) 71E} 11 (8.9%)
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ObY = Q1 9| 20|18

T His
o= uff, 2|2 A4S o|Balx] et Ao Ut 96 (32.9%)
olZ ulf, 2jZ A|H 0| B5|x| et HE glo) 106 (67.1%)
Al 292 (100.0%)

2 gl
gI2o|U HAMZMY2 XHuke 48] olr} 108 (36.9%)
UIZ20|LHAEHZ Aevi= A gl 185 (63.1%)
A 293 (100.0%)

%0l QY 0|8 57}

Al FEEL
v
ol &l 22| ol gl X g2
201244 9,280 17,9509 815 1,795.1
20134 8,920 21,3625 1.144 21312
201449 68 6,339 8.794.6 162 1,388.3
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BAIEMY =S 208 84,2 39 158 247 100.0
LR 53 100.0 0 0.0 53 100.0
2013 T8
FagE 26 100.0 0 0.0 26 100.0
i=f | 287 88.0 39 120 326 100.0
PNt TEAR 442 95,1 23 48 465 100.0
NpEE 42 100.0 o 0.0 42 100.0
20134 108
Jagd 17 100.0 0 0.0 17 100.0
=, | 501 956 23 4.4 b4 100.0
BAIE My x| 185 9758 5 25 200 100.0
YEE 43 100.0 0 0.0 43 100.0
20na 1y
e e 22 100.0 0 0.0 22 100.0
- F; | 260 g8.1 E 1.9 285 100.0

=010 FAXY & FALK

Kaplan-Meier 4= A0f| 0} = MZEAIZHY R 53

o HaFEUA | ZAELA 95% &|5t 95% 248
UANFHAIR SETITA| | 674260 15.990 642929 705609
of 2 2YciAlel #5174 | 614363 12.734 589.405 639.321
HEIIAK 2B R A 245800 11808 224086 26753
HESAN FEFTHIA] | 726441 11507 7035886 748995
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