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The Effect of Strengthening the Housing Function of Officetels and Improvement

of Urban Management System
: The Case Study of the Officetels in Incheon
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Abstract

‘Officetel’ has the dual characteristic of being both a housing and an office facility: it is managed as an office building
under the Building Act and as a quasi-housing facility under the Housing Act. Although it cannot be said that all officetels
are used for residential purposes, approximately 56.42% of the officetels in Incheon are estimated to be used as housing;
in some areas, more than 65% are expected to be used thus, demonstrating that officetels should be recognized as a form
of housing in Korea. However, the Building Act, which regulates building use, still defines an officetel as a business facility,
which is causing discrepancies in current usage and urban management. As the number of officetels in commercial areas
have increased, the population densities in some commercial areas have exceeded those of residential areas, thereby
lowering the quality of living conditions. The urban areas surrounding officetels have deteriorated as officetels freely
depend on the nearby urban amenities since they are not required to provide welfare facilities or infrastructures that are
usually imposed on housing developments. In the case of Incheon, officetels accounts for about 23.4% of the total housing
supply between 2011 and 2016. Assuming that approximately 50% of the officetels are used for residential purposes,
this means that officetels as a type of housing account for up to 12% of the total housing supply, which is a considerable
amount. With the changes in societal demands, quasi-housing that embodies both housing and other functions is desired.
This housing type has now grown in quantity to exert a significant influence in the housing sector; hence, it requires
separate management. Officetels need to be recognized as unique building usage, and data needs to be gathered for
better management of these facilities in terms of their architecture and the urban and housing contexts. Further, legislative
changes are needed to strengthen the housing function of officetels.
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Table 2. Standard for permit of officetels by land use
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CAIX|S gg‘gx&i " UHAIRIX| General °
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Table 3. Definition of Mixed-use Residential Buildings and permissible total floor area

FHEHUSE 512 Ay
FHEUSE Fo| Permissible total floor area
Definition of mixed-use residential buildings of mixed-use residential
buildings
IEAEY SETEN FNG 9lo] 8zt =8 7158 90% 0[ap
NATIONAL LAND PLANNING AND A building with a combination of multi-family housing and Less t%an‘_QO"/
UTILIZATION ACT non-residential use ’
ZE Qlo] A|Mut REHS FU HRER 2UREH 22
21%% BUILDING ACT In the case of non-housing facilities and houses constructed
as the same building
ZoEH QIO| AlMTL FEHS U HEER 7158 218
ZE HOUSING ACT In the case of non-housing facilities and houses constructed

as the same building

QYA ZAAEEY

BS7H 3 ST 18 9|9 82Ut S@E 71ES?

80% 0|2H90% 02H)

I(l;\lg\;%EERONNMI\éE];FE)ORP[;) lr:ll,ng ON A building with a combination of multi-family housing and Less than 80%
URBAN PLANNING non-residential purposes among multi-family housing (Less than 90%)
Note)

1) CH0l 215 20| AR 2 HBE it 2EES 23t

Includes one building in which many buildings are interconnected
2) Ol 1R 20| YHKe2 AFE slLQ 21528 28t

Includes one building in which many buildings are interconnected
3) TAIZAIEZ|2 90%0|2te] Ho M H=2 H|EE HEt ZR0l= 2 HIEE TE

According to the ratio set separately within the range of less than 90%
4) Y2 TAIRPEAI0 ME ES

In the case of some urban regeneration projects
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Lu|Ado] A7 SR A B, FA AN vlES
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Figure 1. Building and room count by year for officetels construction
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Figure 2. Current status of Incheon officetels location
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Table 4. Status of residents' residence in officetel

s 718 AFXL 7198 FAHHEY 1908 FAHHY
Households Resident per Residential area per Residential area per
household household person
QuAY A= QA AHE
Tz 7152(A) 7I~$+(B) H|E 7l mAH HAIR 7 A
Total Number Percentage (2 (¢)] (m?) mAd  (mYQ) (m?/2l)
number of of officetel of officetel Households Officetel Households (m?  Households Officetel
households residence  (person) (person) (m*/person) (m*/person)
households
(B/A*100)
= Total 19,522,959 463,744 2.38 2.45 1.58 70.0 42.1 285 26.7
M2 Seoul 3,750,884 164,513 4.39 2.41 1.44 62.0 34.2 25.8 23.7
47| Gyeonggi 4,629,717 125378 2.71 2.61 1.64 72.0 450 276 27.5
QI Incheon 1,074,553 49,541 461 2.57 2.01 67.6 53.8 26.3 26.7
S+ Jung-gu 46,961 2,662 567 2.32 1.43 69.4 37.7 299 26.3
& Dong-gu 25276 137 0.54 247 2.76 59.1 752 240 272
0|FE+
Michuhol-gu 158,801 9,779 6.16 2.46 2.22 64.1 59.8 26.1 26.9
R
Yeonsu-gu 118,798 4,779 4.02 2.72 1.37 79.0 428 29.1 31.2
Cican
Namdong-gu 198,332 11,459 578 2.56 1.92 64.9 49.4 253 25.7
e 92850 14183 735 257 234 639 613 249 26.2
Bupyeong-gu 192, 3 ’ ’ ’ ’ 1 ' '
AL
Gyeyang-qu 112,517 2,809 2.50 2.62 1.86 60.1 489 229 26.3
A Seo-gu 187,196 3,717 1.99 2.70 1.83 71.6 50.6 26.5 276
Source: S7|&(20184 7|# Xf=) Statistics Korea (Base data for 2018)
Table 5. Comparison of the officetels number in Statistics Korea and Account book for taxation
SHE(20164 7|1F) IHMIchE SH(20164H7X] £3) 7|=
Statistics Korea Standard for taxation ledger (completed by 2016) A" FHOIE HIE
(Base data for 2016) statistics (A/B*100)
Percentage of residential
%l#éﬂ :li-’F- 7I;?(A) Elﬂbfﬂ ;H of-’r;-_(B) o oog =38 use of officetels
icetel-resident  Number of officet : s (A/B*100)
households (A) rooms (B) Business use Residential use
& Total 35,499 62916 34,390 28,526 56.42
& Jung-gu 1,982 4261 4,067 194 46.51
&S+ Dong-gu 150 228 101 127 65.79
0|37 Michuhol-gu 6,380 9,423 5,021 4,402 67.71
¢4+ Yeonsu-gu 4,058 8,433 4,801 3,632 4812
=&+ Namdong-gu 7919 17,086 8,676 8410 46.35
HH2 Bupyeong-gu 9,450 15,168 6,256 8912 62.30
AU+ Gyeyang-gu 2,796 4114 3,245 869 67.96
M=t Seo-gu 2,764 2,203 2,223 1,980 65.76
9 fEY Y g}, o] AFFE QuAER FEJ WS eujA 4) QU|AHIS| 711G Q1Y

o] FA§OR AGHE A0 AT 4 ek, 02w A

FAFgo] ol Ado] FUFEE 3] %

28 AR AAgIHE A ¥ &S o

T o
&3S

=0

it =2

= gobA] 93]
Ao 2,

1~29) 717k AFSHe ojaglo) E4E DeiE o) Qe
ou|2Ele) /A Qe G oA Boltz Azt o] 2,018
2 298 ojAm, A 158, A% 1.4, %7] 16497 ]
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2l A vlastd Qo] 7t Qul A A AU P2 aE
ok,

53] QAA] Tt AA 7ol iRt gt 7 571 2,47
ol vjaf QujAg 7t 4712 76 0.2 A WA Holw,
nlRETe QuAE Bt 7 72,227, BT 2,348
08 31 o9 715 AT vl 2 A0 Bl

Q| AE] AALE 7R g Helr), A HA) Luj Ao
7 FAUAL 53.8m’ R, A& 34.2m’, %7] 45.0m™@} v
3l W2 oo}, 3o} e Adlef 291 o) 7REo] Ak
BE7H S el AR B 4= ok

. FEint eu Aol SE Hlw

(3 6) T} Zho] & A7t E91E 3 2011~2016 Alo] =
FE QA 87 ] F8 4= 148, 81380t} S WRL ofulE
7} 96,0065 64,5%5 AFA|EFIL ThA| =8 0] 26,8095 % 18%5
x|}, o] 77kl FEE QuAY 2= 34 85832 FEIPT
+9 291 ARG AN g 7 FFE AL S+
ot Qu|AE P AA T8 FFe] 23.4%00 Gt

E£3] 201699) 8] FFFL 26,9242 v3), e A8 g
3 12,1783 % AA| 58 352 48.9%°1 33t e 2
g Aglo] AL R ANEE o] ohy7] fige] eujAd F
B 50%HE E3BHH AA| FH PGS AA 9 FIF

sk H2 1% 3% o gekan 8 4 ek,
A 7 S AN 1 2928 RS ou,
ousgle] it FFOE Qldte] A4 FH TP 7T
Al Hol 7} Ak,
ousg Faugol HA) FEA el G vA v o)
3 9% AL lom ol viejsle] FEBAE Wk Wa
7 sk,

V. 2E| At EARE] HE2] EX1FH
1. SEXIF F7{x|st

AR el LulAgo] F7IIAA FAR|GREL A %o
A QI7} F7Veke G4 dAdo] vrehtal Qict,

2000~2015A7F Q1HA 9] FH Q1SS (T 3)oflA B
AAZIA|RD FEAEA L FpAleA], FFAEALL il
&3k M 9, v FE, B A Qo] izt Aol B
Aot AL A&H o7 AP ULTt 7o, AAZHA]
© AARTE AR A et et e F
7ksigie}, 2R AA A o2 7} ZhAdhe YA A9E Al
H2o g AHEY o] v,

(¥ et o] A A GE AlEat AR G4 44
w7t adhe d4do] FREHAIEE AAA Y Wil
w7t 23]8 F/RE A4S & 4 Qi

ad 29 eulAg 9ixje} vjuwahd Ao YA

Table 6. 2011-2016 Comparison of supply amount by house type and officetels supply amount for Incheon

=30 Completion 5y g (%)

2011 2012 2013 2014 2015 2016 Total  Percentage
THE %24 Detached dwelling 541 423 302 435 543 520 2,764 19
CH I Multi family house 1,276 1,080 622 726 1,395 2,449 7,548 5.1
ChA|cHased o _
Apartment units in a private 7948 7513 2368 2593 3231 3156 26809 18.0
house
%gi=e Row house 213 407 277 390 423 1576 3286 2.2
OHIIE Apartment 20933 23922 11772 10769 15747 12863 96006 64.5
EE?%M“'“"'G dwellings 0 42 15 184 399 515 1155 08
ﬁiﬁ%ﬁi ousing 400 400 1835 2927 3232 1828 10622 7.1
JEOIaA, S71AL 7 68 510 13 31 0 1 623 0.4
ZEHBI|(A) Total housing 33390 36309 19217 20069 26985 24924 148813 100
QU|AE(B) Officetel(B) 3726 3036 6560 3200 6158 12178 34858
B/A*100 12 8.4 341 159 228 489 234

Source: 71E& TpN|CHE(201 74 68 7|F) taxation ledger(base data for 2017) ZIS2CHE building register
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Figure 3. Changes in population density by Dong between
2000 and 2015
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Figure 4. Changes in population density by output area be-
tween 2000 and 2015
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Figure 5. Percentage of officetel area in commercial area
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Figure 6. Status of land use areas and abandoned houses

Source: Lee, D.Y.(2018)
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Figure 7. An officetel case in which sunlight is not secured
due to no restriction on the distance

P ooz AuFEehE FUPEAM § FUANUL
Ax)3hot o o) o] gick, ouAuS EHslel AUHE F
ARPASE T 3008 VR0 AR xS WA T
AE WA ghe A9 AW Fent onlade] ol 300
58 zusttieke FE,0) 9% WA Yot FA BN
Ax)o] o157} ek,

4, 2U|AHM2 St S 7| L7 IZ0IM H2:
SR,

AR A8 A] QA8 AFR = AE] Qo) ZFER] ¢47]
af&oll ZF 71RHAA AP 71Eoll A Al e, 53] (2H 8)ollA]
Holz QA FLAlEA HepilieAloflA] WASElaL gl #HY
3 Al Qv ad Feat gl gl

o] AtofA= FehEd AR ARl dYA-E vl
stglct. GE 7DYA™ 20194 749 715 AHehF AldiaE 15,7234
e A AHE 2,075/ 23tstaL Qiv}, @=812 18AE
17 AXRSER] S, @8Rttt o 2 A o] 9
oA 1A E Ft 37HE A8kl AL 1,218Md7F ©5
T8 AF For FAE| A sRAHE 2RI, AlF
Al 232 2,0274 ol 4] 812AIHHE ®iH 1, 26342 o= &
uAge] Afsl= AR A, E AP oR A4 &
A 52 1,5858.00 Q1 Al Qa9 AS Bl&21 65.8%F
AHAEHA 1,0508.7}F L2t}

T A7E T FehwolA Luade) Agshs 7

Yecngjong _75__%25.9
Songdo |t 31.7

Cheongna 9

Ongjin-gun
Ganghwa-gun
Seo-gu
Gyeyang-gu
Bupyeong-gu
Namdong-gu [ =
Yeonsu-gu
Michuhol-gu
Dong-gu
Jung-gu
Incheon

0 5

()
w
ro
Q
(A%
w
w
o
w
wn

m High Schcol m Middle school ® Elementary School

—  Average elementary school

Average middle school Average high school

Figure 8. Number of students per elementary, middle and
high school class in Incheon

Journal of Korea Planning Association Vol.55, No.7 (2020) 121



Oh{QY - a7l

Table 7. Planning households and Status of Cheongna2-dong

|| EEREE Row house(120%)

|
!: Apersmenti106,150%)

j=

, | 7] Apsriment(170,180%)

& MicH Planned household
S=ZE Apartment housing  13,2424ch(household)

T=Z&f Detached dwelling 4062 X|(parcels)
$& Current

Zer2s T Mk
Total number of household
in Chungna2-dong

15,723A[ch(household)

1,685%(household)

(ME0X 50m? 0|4 5445)

(544 households with a dedicated
area of 50m?* or more)

EJAH
Number of completion
officetel

QUIAH HF T £
Estimation of the number
of households in the
officetel

1,042A4|ch(household)
(FZ 49| 65.8% L)
(65.8% of the completed
households)

Source: Incheon free economic zone authority (https:/www.ifez.go.kr/)
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Table 8. Floor area ratio of mixed-use residential buildings in
semi-residential & commercial zone

ZEf 25X|% Land use
alubs]
H|g =3 SA4Y Mhaled Eﬂﬁ_ﬁ
Housing (% OI3l) (% OIh (% olat) (% Olst)
floor Semi- Central General Neighbor
area residential commercial commercial commercial
ratio (%) (less than %) (less than %) (less than %) (less than %)
10 02t
Less 500 1,300 1,000 700
than 10
10~20 480 1,250 950 650
20~30 460 1,250 900 600
30~40 440 1,150 850 550
40~50 420 1,100 800 500
50~60 400 1,000 750 450
60~70 380 950 700 400
70~80 330 600 510 350
80~90 300 500 440 320
A4X|% Commercial zone
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Figure 9. Mandatory ratio for residential use in commercial
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Figure 10. Correlation between housing floor area and floor
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Figure 11. Correlation between housing floor area (including
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