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A Study on the Satisfaction of the office-tel Administration of Seoul
- Focused on Teheran-ro, Gangnam-gu -
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Abstract

This paper examines the problems of officetel management and tests three types of hy-pothesis;
use of officetel, the numbers of officetel, and ownership period to derive the efficient
management in officetel as typical profitable real estate using survey data of officetel management
satisfaction in Teheranro, Seoul. The problems classifies institutional inertia and lacks of management
mind. This paper approaches to the internal and external problem concerning management from
the viewpoint of actual owners getting out of fragmental investment value and investigates
management solutions in the cost as well as institution aspect.

Keywords: Officetel, Administration of office-tel, Investor
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Categories

Authors

Surface design

Yeongjun Lee(1997), Seonggeun Gong - Byeonggeun Gang(1998),
Jihye Ahn(2002), Jeongwon Lee et al.(2002), Jaechong Go(2003)

1. Architectural

. A Room features
engineering approach

Sangil Lee(1998), Jiseong Han(2001)

Residential
environment

Jisun Lee et al.(2002), Hana Jang - Jinyeong Kim « Ohhyeon

Gwon(2007), Jiyeong Jeong(2008)

Application trend

Jiseong Han(2001), Juhyeon Jo -
Changgyu Choi -

Seongon Kim(2005),
Daeseok Jeong - Gyuhyeon Ji(2007)

2. Sociological approach

(Use) Demography

Heonseok Yu(1989), Seungcheol Yang(2004), Taegeon Kim(2004), Jieun

Park(2008)

Satisfaction on
residence

Jiseong Han(2001), Jail Gu(2002), Gukjin Go(2004),

Soyeong Jeong(2007)

Market supply/status

Sangyeong Lee + Byeongwook Kim(2002), Gyejin Choi(2002)

3. Economics approach Effective value

Changmu Jeong(2002)

(yield, rent)

Office/residence

Donghee Gu - Seungcheol Yang(2004)

[Integration of the 3 categories above] Time
sequential analysis

Gangmin Ryu + Seongeun Im « Changmu Lee(2006)
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Table 2. Previous study results

Author Title Summary
Officetel pricing factors are analyzed using actual transaction prices of real estate.
Yongmin Officetel pricing | Characteristics of use, region and floor heating are used for analysis. The result
Lee model by each | shows that residential officetels are more expensive than officetels for combined
(2010.2) room use or offices. It suggests that floor heating necessary for residential officetels is
reflected to the prices.
Analysis on
Sanghui determination | Analysis on factors of parking lot, heating, building management system and room
Kim factors of structure that determine rent of officetels in station influence area in Teheranro in
(2010.8) | residential officetel | Gangnam, Seoul
rent in Seoul
. Due to increase of the number of building management companies that lack
Seungsil A study on ) o . . . - .
. - - professional capabilities, the level of service quality and dumping pricing continue
Choi efficient building . . . .
to be problematic in the industry. This study addresses the issues and suggests how
(2010.8) management . . .
to improve building maintenance system.
Geunsang | A study on pricing
Oh factors of officetels | This study identifies officetel pricing factors to understand officetel market in Seoul.
(2010.8) in Seoul
A study on
Chugaeun aprz)l;izg;ss of It analyzes variety of officetel applications for residential or office purpose. Many
(20138) | according to room studies investigate determination factors for rent or the effect on price.
size
Soyeon | A study on pricing | This study analyzes factors that affect prices of officetels in Yeongdeungpo-gu and
Park factors of officetels | suggests policies to convert households of 1 person in their 20s and 30s within

(2015.2) located in Seoul | urban area for supply in non-urban area.
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Table 3. Officetels in Teheranro by dong(district)

Source: Real Estate 114 2015

oongiasticd | T | M 0000mon | Aemseved
Yeoksamdong 6,335 1,108 5.62% 848%
Samsungdong 1,943 1,189 5.35% 7.71%

Daechidong 2,355 1,237 5.82% 9.02%
Total(Teheranro) 10,633 1,148 5.60% 8.40%

Table 4. Average rent yield of officentels in regions

Source: Kookmin Bank 2015

Category Nationwide Seoul Gyeonggi Incheon Local mcei'ir;)polltan
Rent yield 6.02% 5.58% 6.12% 7.1% 6.55%

Table 5. Comparison by characteristics of officetels in Teheranro according to use

Source: Herald Business 2014

Comparison of characteristics

Category Residential

Office

Out of 5566 officetels lotted out in Gangnamgu
from 2011 to 2014, small officetels of 40m’ take
up 98%. However, supply of the existing small
officetels is increasing and 70% of officetels in
Teheranro, only five min. distance from
Gangnam Station, is small officetels of 40m™ or
less, which leads to rent drop.

Status

Demand for medium size/large officetels is increasing
which keeps rental demand steady. Small rent increase is
expected because there may be a short supply in the
future. For office purpose, demand for medium size/large
officetels is continuously increasing, showing steady rent
demand. Rooms with exclusive use area of 20m’ are small
for offices therefore demand is focused on medium size
or larger officetels of 5 years old or older, rather than
recently built officetels.
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Table 6. Newspaper articles regarding officetel management

Reporter/Newspaper/Date

Title

Summary

Hyejeong Moon,
Donghyeon Kim,
the Korea Economic Daily,

2013.125

Strange aspect of officetel
management expenses-3 times
more in the same area of
Dohwadong, Mapogu

Blown-up repair charge, embezzlement of parking lot
profit. The Housing Act not applied, no audit required.
Spring-like management expenses.

Juhak Song, Money Today,
2014.5.8

Corruption in shopping area
and officetel management:
what good is the law?

The management team ignores the management
regulation and embezzled the management expenses
for over 10 years.

Seongjin Chae,
Chosun Ilbo,
2013.124

Officetel resident representative
builds a private golf range with
the management expenses.

Embezzlement of over 200 million won officetel
management expenses for 8 years.

159 million won management expenses including
parking lot profit.

The service supplier for embezzlement took 60 million
won.

Gyeongok Lee, KLD,
2014.9.29

The "shocking" truth of officetel
management corruption

3 billion won loss for over 10 years caused to residents
of Baekgung Dongyang Paragon in Bundang

Changryeol Gwak, Wonhyeong
Song, Hyoin Kim, Chosun
Iibo,

Blind spot of officetel management
expenses

Management expenses 2 times more than apartments
in Yeongdeungpogu.

Easy target for embezzlement: management expenses.
100 million taken from parking lot construction
expenses; even the management head took the rent.
Mostly in collusion with the managers / no punishment

2015.1.20~23 applied even if all documents and management
expenses of over several billions are removed /
Officetel management expenses are often transferred
to personal bank accounts of the managers.
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Table 7. Comparison between the Aggregate Building Act the Housing Act

Source: KMGL 2015

Category Aggregate Building Act Housing Act
Application Bu!ldl‘ngs with many separate parts within the | Buildings with residential space for long-term
building use
Shopping area, officetel, multipurpose building | Apartment, row house, separate house, urban
Cases .
(150 households or less) housing
- Dispute Settlement Committee for Standard ) .
Supervision . o Direct supervision of local government
Regulations and Aggregate Buildings
Management Optional clause for organizing management Manda?to.ry clause for self-management and
team commissioned management
. L . . Involvement in dispute settlement when
Dispute settlement | Involvement in dispute settlement is optional P
notified is mandatory
Fine 2 million won or less 20 million won or less
= S AU HEER] Z= E97 BT A ZreEfof met 97K SEoE SUH Q= ORtE
o 25 HI8S XFakal A MelS she TRgolM Beieks Bel enlade o] 2 FE0] gl 1)
= A B2, BAIME g0k ohe =m89H| =0l 2171 Ahelo] Bhe 71keat ebmoll whh fFAE
ot g JoIEARE gt ES AA] Zol: & oA RIS SHakL AU R HeI=0l
7] tizol HEIGA oI AlolA dee AgstALE ORIFEHRD ATiE O T Be deHIE Fafstl
ARlrE B ERAMIE & 1) B JosRE o= Q= o= ohtEe E| HeiEel He|+dol
Ao] Yioe S8gsiA 7IAislo] O =0 = 'GESIA] Lot A7 olg7] 2ot @ul~d-4)
2 ASRER) S0l B 4 Bl AT} R ThZAEEHE £R70] RelE TR AR e ofukE
Olet &o] Jolti= A §RE AHgeltiete & otET dEVIHe) #el- 4= 5 E0] glo] 2uls
gt #elel, Slojof] A Fafeks HE afAL  HOLE FAES AE0] OWENT} S8 HeEHI7L
712] g2 o1 23l o QU0 QulAd Hej B Za O U e AT, vl 71710] ZJol7F L A
LA EeH] HiZIE Qe 49 2FAE 2 HIE] i8Eo] =il Hod [t
S A7ISHHAL ol ATLARR AN ZRI= = Qu|2d HefHl= LPRATIH] BH] EaH] 4=H

>
ok
s Mo
rok
O

3.2.3. 22| FH|o|A 2|

KEAle] SA0 EH, Qu)Ad HH= okl
EQ} Hlulal Hat 24l AOI7F LT mEFO] 20128
T i QUIAE AFA FAYEZAY AFRolA
= ed Qulad F Ht FAHE 23T, Alee
32E Ao = AT

A7]-5EH(EE7D) & SsUEHI /HE 550]
Fall= A7) e ] S AoideH 2 LITh
O1F 5ol SsUeHIoA EA17F g ofx]7} QL
L}, ZHIPAIQIAH] FaAAH] 5 A HIE
THESHA] @l gikelHA RESVIE she 8971
7] WEOICE TS 156 Ol E QulAEe ZRS
AES WAGI0F Shet QulAd: OltES] F7]
NEGEAYE SEPIESEECRE SIAE Hatt
L} SHAIYE HSAR AT AAIE Adde of &
1!

jul
21910] 'HS Hh= S 75 ol AT HIZIEA

Qi 10

e

|

4

o

Journal of Cadastre & Land InformatiX Vol 46 No.2 (2016) 113



X
ojo
[EN]
gl
ok

el

Table 8. Comparison between the Housing Act and the Aggregate Building Act in terms of

management expenses Source: KMGL 2015
. . The A t
Management expense-related item The Housing Act e. ggrega €
Building Act
Order to submit related documents, visit for - No applicable
. - - Supervision by local government .
investigation by government officials regulation
Criminal punishment or fine for interruption or refusal Punishment No applicable
for management and supervision by local government regulation
Indemnification duty for intentional or accidental Indemnification duty of management | No applicable
damage or loss head regulation
Submission of busines§ plan a.nd budget 1 month before Establishing business plan and budget No appl@able
starting of fiscal year. regulation
. . . . N licabl
Mandatory storing for 5 years Storing of accounting materials © app IFa €
regulation
. . ) . N licabl
Annual accounting audit on over 300 households External accounting audit © applicasie
regulation
Mandatory disclosure of management expenses and Disclosure of the materials No applic.:able
fees on the sites regulation
. . - . . N licabl
Open bidding(business of over 2 million won) Construction and service contract © app IFa €
regulation
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Table 9. Survey content

Category

Survey content

Survey
participants

Teheranro area in Gangnamgu, Seoul / Officetel owners

General information on
officetels

Size, location, year of completion, use

Status of officetel

Survey management

Management expenses, management type, overall management
operation, components of management expenses, etc.

questions Satisfaction on officetel

management

Maintenance (5 questions), Cleaning(4 questions), Parking(4
questions), Security guard, Reception(4 questions)

Demographic characteristic

Gender, Age, Education, Occupation, Salary,

the number of owned officetels, period for owning officetels
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Table 10. Descriptive statistic analysis

results regarding Hypothesis 1

Category Use N Average SD SE
) . Residential 59 3.1661 61043 07947
Maintenance(5 questions) -
Office 111 3.0144 .63056 .05985
) . Residential 59 3.1186 79784 .10387
Parking(4 questions) -
Office 111 3.0676 .75825 07197
. ) Residential 59 2.9280 67920 .08842
Cleaning(4 questions) -
Office 111 2.8198 .64064 .06081
Security guard and reception(4 Residential 59 2.8136 65914 .08581
questions) Office 111 2.8739 .65094 .06178
Table 11. Descriptive statistic analysis results regarding Hypothesis 2
Category Use N Average SD SE
. . More than 2 84 31181 .62628 .06874
Maintenance(5 questions)
1 86 3.0190 .63597 .06939
. . More than 2 84 3.0873 73712 .08091
Parking(4 questions)
1 86 3.0833 81895 .08936
. . More than 2 84 2.8976 .59474 .06528
Cleaning(4 questions)
1 86 2.8214 .69807 07617
Security guard and recept]on(4 More than 2 84 2.8464 62571 .06868
questions) 1 86 2.8482 .67998 .07419
Table 12. Descriptive statistic analysis results regarding Hypothesis 3
Category Use N Average SD SE
. . 5 years or less 65 3.1969 .63491 .07875
Maintenance(5 questions)
Over 5 years 102 2.9863 .61805 .06120
) ) 5 years or less 65 31731 .77045 .09556
Parking(4 questions)
Over 5 years 102 3.0294 J7977 07721
) ) 5 years or less 65 2.9385 72488 .08991
Cleaning(4 questions)
Over 5 years 102 2.8088 .59200 .05862
Security guard and 5 years or less 65 2.9769 67708 .08398
reception(4 questions) Over 5 years 102 2.7647 62421 06181
HHA, SRR 25)ek ZH] B ehite] (@7l & JBICE. B Table 13014 Hi= HIRE Z0] R77RE
2)0] A4S S0J81E0] 217} 0035, 004002 AIFE 0] 5d mElel 70| 51 OJAlel g o] Hish SAIR
95% OlUfollk] 71IE F1ZIse AOR AEHUCE (67 8, 2H] W ol @l BEe) ek
Ol QUIAHS 51 O]} 278t ARt 51 Dk 4 =7 AU oR Hibh A UEHeE € &
[t ARRE 7ol B Aot Exfeith= g o Qltk
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Table 13. Difference in satisfaction on management according to period for owning officetels (over

5 years vs less than 5 years)

t test on mean homogeneity
Category Degree of Significance Mean
t value . . . SE
freedom ratio(both sides) difference
Maintenance(5 questions) 2125 165 .035 21065 .09914
Cleaning(4 questions) 1.166 165 245 14367 12318
Parking(4 questions) 1.263 165 .208 12964 .10265
Security guard a.nd reception(4 2072 165 040 21222 10240
questions)
Table 14. t-test on building maintenance per use
N Mean S.D t Sig. Difference
Cooling/heating system and proper  Rasidential 59 3.2 79 2.222* .028 .29307
temperature maintenance and ]
management Office 110 293 .83
Electric facility(transformer room, panel pocidential 59 319 63 1135 .258 13190
board, etc.) maintenance and repair
Office 110 3.05 .76
Mechanical facility(freezer, air Residential 59 3.4 60 2.059* 041 21911
conditioner, boiler, etc.) maintenance
and repair Office 110 3.02 69
Gas facility(monostat, etc.) maintenance Residential 59 317 62 531 .596 .05131
and repair Office 110 312 .59
Elevator operation, maintenance and Residential 59 3.02 82 782 435 .10786
management Office 110 291 .87
* p¢.05,%* p¢.01, *** p¢.001
Table 13041 K= HiQ} Z0] AZQ| AJEIT] S FOZ HUE9| Ade] 5 AJERAIES H2ofA]
AESARS TE) B t-testS ANS 2T W WLh AAY B AR ) B 220) 94 2 B
U A" HL AR W) BE 250 |A | el Ay et VAR (ds7], 3271, B B 8)F
Q] ‘B0l FA 0 Aol 322, AR89 B R 2 HFAE 7 =0 Ag g 4= QT
%= 20930F LJERLY}, A L0 AthHOZ 9HE @ Table 140141 K= Hiet o] QulA”lo] AldH
ulA~Y WO A UERLCH, 7olst AJO1E HACH g] & A4 85 t-testE AAIGH A3} HE
(p<.05). 7IAERI(ESY], 327], By 2] S HA o] = AEor F40ld Hix] & #e]'ol A%
Al 5 HAE o] Aol FA89] A= 3.24, AF o] FAE QuIAEO A2 3178, YR8 2=
8ol QoAM= 3.0202 LIERL, FAE0] AthEo 309 O EA FAEO] =A LEEOLE 8 A}
= YFEHRD} =4 UEton, felsh XI01E HA Ol= RO pl05 F=FEOA RIS ALOIE HOJ
CHp<.05). CFE g0 QolAl= [l AJO1E HOJ Al EUTE LHHA] =0M T 7Ol XHOJE HO

A Zhee & 5 AUt olet Aik= F480] At

A= Y9Ik
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Table 15. t-test on cleaning in facility management of officetels

N Mean S.D t Sig. Difference
Assigning and managing proper Residential 59 3.17 a1
number of cleaning staff for the ‘ .586 .559 07858
building area Office 110 3.09 78
Cleaning of common use and  Recidential 59 317 89
exclusive use areas in the 639 523 .08767
building Office 110 3.08 .83
i Residential 59 3.20 94
Annual regular floor wa>.<|ng and 848 398 12157
external wall cleaning Office 110 3.08 .86
ini i i Residential 58 293 .79
Training and frlehdly attitude of 247 805 03260
the cleaning staff Office 110 296 82
* p.05,** p¢.01, *** p¢.001
Table 16. t-test on parking in facility management of officetels
N Mean S.D t Sig. Difference
i i i Residential 59 2.90 71
Parking lot profit py parking 743 458 08921
lot operation Office 110 2381 .76
i i Residential 59 2.83 72
Frlendly.attltude of the 333 739 03960
parking lot staff Office 110 279 74
icti Residential 59 3.07 .85
R.estrlctlon.on externa.l 619 537 08598
vehicles and illegal parking Office 110 298 87
Seiﬂzgnafbgagfgz:(jg o Residential 59 292 79
ro eur for the ;J/uilljin 2115 036 26071
proper X Jreing Office 110 265 75
parking lot size
* p.05,** p¢.01, *** p¢.001
Table 17. t-test on security guard and reception in facility management of officetels
N Mean S.D t Sig. Difference
Assigning security Residential 59 2.88 72
guard/reception staff proper for -1.518 131 -.16410
the building size Office 110 3.05 64
i ightti i Residential 59 273 74
Daytime and nighttime security . 1202 31 14391
management Office 110 2.87 74
i i i Residential 59 2.75 .82
Friendly attitude of the security 1014 312 -13497
staff Office 109 2.88 82
Residential 59 2.90 .82
Restriction on outsiders 1.710 .089 .24376
Office 110 2.65 91

* p¢.05,** p¢.01, *** p¢.001
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