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m Introduction

Architect: Nothing is wrong with FAR(Floor Area Ration). But the issue is how to use it, |
think. Then where is the problem of FAR we can find? It's not in New Town but in the
existing downtown where the plots and roads are already fixed. Landlords try to increase
the value of their property in the limited resource....
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Situation 1 (Woman1, Woman2, Reporter) Place: Rented home
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Woman1: The landlord doesn’t increase the security deposit.
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Reporter: How much? About one hundred seventy million won?
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Reporter: It can be one hundred eighty million won because the room is useful.
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Woman2: If you paper the walls and ceiling, this could be sold out soon. A heating bill
is not a big deal because it is located between floors.

It's different by the floor. Some people prefer units at the top floor because of the noise
issue from upstairs.

However, most of people prefer the units at the mid-level floors, including residents in
apartments.

2JZE: o] & o ula
Reporter: This house is all bright
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Woman2: Yes, the orientation is good. And then (it is also important) whether or not the
house has a balcony.
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Reporter: So, how to use a balcony?
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Woman2: It's an exira space to store some living stuff on one side. Most new houses
don’t have a balcony, so we can see the stuff exposed in living area. Because it looks
messy, people prefer a unit having a balcony except for young couples, who like a clean
and newly built home.

But because recent newly built houses are too small, it is less preferred. The house
builders can have more profit from the smaller units.
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Reporter: For more housing units?
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Woman2: Yes. By last year, people have absolutely prefer new houses, but now,

RS
ol &=

&2l

JEE r[o

although newly built, considering their house stuffs, they usually look for around 50~60
square meters.

A newly built house is also planned to have a balcony. But a living room is usually
extended to the balcony right after getting a construction approval. Although expanded,
larger unit is only 40 square meters.
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Woman1: Recently, people don't use a bathtub often. There is a trend to remove a
bathtub. If a washer is inside, too crowded, so they place it in a balcony. The bathroom
size in this house is somewhat bigger.



°]-& (Moving)

ofFmU2: EAF A E=70]Q7?

Woman2: Use it alone?

ofZ0] U1 oK EAIA.

Woman1: Yes, a young woman uses it alone.

ofFMUY2: ofst. NIV o7t} il AW EACh A-ES Qro] 9low 19 74, 19 847t
Al U

Woman2: Ahal A washer could be here. If located in front of subway station, it could be
one hundred seventy or eighty million won.
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Reporter: Is this space not included in the Building register? Just covering the ceiling with
the sash.
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Woman1: This home costs ten million won for a security deposit and four hundred
thousand won for monthly rent.
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Woman 2: This house is bright inside but the bathroom is located a little high.
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Woman 1: So the washer should be outside because it doesn’t fit in there.

olRTU2: AR E AA ZahlEdQ.

Woman2: | couldn’t even take a shower standing.
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Woman 1: Because of the drainage.

There are many sewing factories. Women workers for the factories take a break only on
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Sunday. So | have to work on Sunday so that the contract could be made.
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Woman2: And the students
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Woman 1: A cheap one. Because a brand new studio is expensive.
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Woman 2: People who rent a house and pay monthly is a lower incomer, but owners
are rich. These houses are all big ones. There are no smaller ones. When they sell it,
they could cash in, but after selling, they couldn't move in anywhere, so they live in
there as a rich landlords.

oY1 94 elo] ugo] Sojobx. EWrctw. ATty A1, HAjetw, s~
Woman1: First of all, a resident should love it. More than money, because it is clean,
affordable and comfortable, Ha-ha~
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Situation 2 (Builder) Place: Construction Site
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Builder: (While building a steel steps) | build new ones on top of the old stone steps,
ignoring the old one. For older houses, people add a story on rooftop with a temporary
building that can easily be approved. Simply speaking, like here, recent years people
build a balcony, then use it, for example, for having tea time under a parasol on the
wooden deck. Recently houses added a front yard and a balcony to have coffee time or
barbeque time with family.

717414 2] (Machine Sound)
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Builder: This is a simple renovation work. It doesn't need a design. Landlords doesn’t
need to renovate it for tenants. Because this building is outdated, in order to rent, the



owner invests for its repair that can be one hundred fifty million won after the renovation,
otherwise one hundred million won.
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Builder:

(Pointing next building) | built the building over there, a Café. This one is constructed
with pre fabricating panels on posts. People living there modified some designs.
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Reporter: Which kind of house is it, originally?
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Builder:

(Pointing) Originally like that house. That old tile-roofed house. The outdated building like
that. (Pointing) | made the curved sash canopy over there.
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Although space is limited, the building owner renovates it to be useful.

BEASE
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Reporter: To expand a little more space, does it have to get approved by a district
office?
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Builder:

No, you don’t need that because it is just minor work.
Originally the approval process should be required. Strictly speaking, it's illegal. Just
overlooking because it is minor.
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Builder: Using the online advertisements, | don’'t know well, people often tour here, like
Seochon village. Original residents are gone, and many young people come here for café
business.

2| 2B FAXE vHol= g glua?
Reporter: Is it okay to convert residential property to commercial property?
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It was converted to commercial property for a while. Now, the district office restricts it.
So no one can run a café in a residential area. Originally this area was designated as a
redevelopment area. But the redevelopment plan was cancelled and Hanoks (Korean
traditional houses) should be keep by the regional zoning code. A tile-roofed house was
leaking when it rains, so people covered the roof with plastic sheets. Now, because a
redevelopment (by demolishing original houses) is not allowed, it should be repaired.
Covered with plastic sheets, the wooden structure under the roof tiles was all
decomposed because of no airflows. It would be okay if it is repaired. Before, however,
people had left the house unrepaired because they were expecting to allow a
redevelopment soon. That's why the houses are so bad.
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Situation 3 (Designer)_ Place: Office
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Designer:

| bought this land at a good price with help from an auction specialist. | built studio
apartments on the land and put them in the market place. Because the reaction was
good, | could be introduced to the architecture.
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Designer:

‘I will build the village with unique culture® was simple and positive thought that | had
before. During this process, | started a café business, which was doing well.
Consequently, visitors were dramatically increased. Then | thought, “Just coffee would be
okay? let's provide places where people can spend more time here like Japanese pub
or offices!” That's how | could open a new rental market with continuous demands.
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Designer:
When designing a building, 10% of efforts would be owner’s initial plan, 60% would
depend on an architect and constructors. Then remaining 30% would be from the future
tenants’ thoughts. Whether or not they operate café, offices, or small business, initial
design is somewhat determined when it was planned.
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The building owners who come to us know that we will do initial planning, designing, and
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putting it in the market, owner’s initial plan is not much important (in design). They are
just thinking how much it is profitable per investment, and how much the value of their
property will increase after 3 years, 5 years and 10 years later.
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Designer:

(Pointing a floor plan) Everybody seems to have a dream of owning a building where
they live in as well as rent out for paying back finances and spending on living costs.



Regardless of their jobs, it is a difficult time to buy this building unless they can
mortgage for 60~70% of total costs. Then the way to resolve the financial issue after
purchasing this kind of building is to maximize rental area, which is closely related to
Building Coverage Ratio and Floor Area Ratio.
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An attic is an exempt area from FAR according to building act, isn’t it? Here is another
service area. The matter is how to use it as the service area. To do it, people try to use
the maximum height between floors, and utilize a balcony area. When this building was
renovated, there was no restriction for parking space. The most noticeable thing is that
this building could be approved with only one parking spot. But if it was a new building,
it should have the more parking lots, almost an entire 1%floor area. This 5 story building,
including a basement, 1'floor, 2"floor, an attic and another attic, couldn’t be allowed (for
a new building). So there is an issue of parking in the renovated buildings. But most of
all, other than the parking lot issue, creating additional space has a top priority.
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Designer:

(Pointing) That building was expanded using a basement that the 1°floor has a big
balcony.(AA /gl glofA wi= 2 % A= ofHl QX & 22714 Q) Because of
the shed roof over there, 1 meter of ceiling height could be added. (More exactly
speaking,) To raise the ceiling height, a shed roof was designed. Strategies (for more
service areas) could be realized as the final design form. So after making an strategic
plan (considering economic value), then the design could be followed, not designing prior
to planning. Most of Buildings here are from such a design process.
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Situation 4 {Btack—Gtassesy : Rooftop
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Black Glasses:

From 2~3 years, or 4 years ago, building owners began looking for an architect to fulfill
their desire for designs, or personal tastes. The architects that | mentioned here are not
someone who only care of an administrational jobs on a building approval process,
whereas someone who are thinking about how to make the limited space better, more
beautiful, useful and characterful.

The designing fee of the former would be generally under ten million won, twenty ~ thirty
million won for 650 square meters. and another group of architects would receive at least
fifteen ~ twenty million won for 100~150square meters or thirty ~ forty million won, what |
heard, sometimes up to one hundred million won. This is recent trend that building
owners are willingly to pay more design fee to realize for their preferences for building
better ones.

| think builders are not matured yet. Although many TV shows positively say about
building minimum houses (instead living in apartments), | don't think those are
comparable with apartment houses. They create new space within limited resource. It
would be good that an architect build houses where all family members feel comfortable



and more efficient within limited space. Unfortunately, a minimum house is expensive. TV
shows emphasize small things in a small house, so people think ‘small is good’, but
small is good when people can feel small space as big one. ‘Small house is good’
sounds more economical. Ordinarily 50 square meters area is usually for one story
building. But a minimum house with 50 square meters area should be at least 3 or 4
story building. Simply speaking, construction costs would be much higher. There are not
many comments on it in any magazines or by any architects. Apartment houses are
substitutes for single houses before, but it is hard to say that a minimum house could be
a substitute. Obviously, | think it would be a certainly good to create small space that
people can live in. But recently they are too focused on good aspects....
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Situation 5(Architect)_Place: Office

A7)

1980 A oflA 20102 7]54-2. THEW T AU

AAPZE F9lojusty ggto] eauzh o] B2 A HUZt 7hset gAoIdol. 1A Al
7HA Helsted|

AL EE7E rElol. 28 Al ofEAl #isisy 49 A, 8 olu] dqte Al Ho
QA1 Fo5s, ol2i3t A= walo] ofujet I o] iAo W T 505 Fohie
Ao A7z Jtob "o A 8F Uee Zlo] RFE, darH, JIRAYANY,
xZ....

Architect:

Between 1980s and 2010, houses could be sold out as soon as they were built. This
was possible at that time because the value of a house increases as the value of land
increase sharply. So it is hard to be controlled by the city government.

Then, How is it now changed? Population has already stopped increasing, People start
putting more values on personal life like quality of life, and local characteristics.
Architects should focus their design on finding new markets, not whole new way. So,
recent trend are a share house, a minimum house, a small scale mixed use building,
especially focusing on revitalizing the street...
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Architect :

Nothing is wrong with FAR. | think the issue is how to use FAR. The density in Seoul
can be controlled with FAR, BCR, number of floors and building height. Although there is
building use classification, they are connected together. Generally FAR is 600~1300% for
commercial zone and 100~250% for residential zone. There is a reason why the
difference existed. But our market has been changed to maximize residential function in
commercial zone. In the cased of mixed used buildings (in commercial zone), it originally
planned to have more commercial function. But since it is non-profitable, the owner try to
convert it as residential one. FAR and BCR should be differentiated according to building
and land use. But now, BCR and FAR become same one (for just residential function).
Recently such a mixed use building (oriented to residential function) was so profitable
that the investors have more interested in it... Newly built mixed use building looks better
because it is simultaneously considered with urban planning and building design.
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Then where is the problem of FAR we can find? It's in existing downtown. Plot is
already fixed, and roads were built. Landlords try to increase the value of their property
in the limited resource.

So it is not easy to build small buildings that are profitable because most people don’t
have their own land. If they have it, it would be very small. On that small land, the legal
FAR is already given and It is hard to find enough floor areas of the future building
according to the value of the land. When an architect shows the owner their own desires
for space and design, construction costs would increase dramatically. In fact, that's not
what they want. If possible, compared to their neighbor buildings, they are wondering
whether they invest double amount with their enthusiasm or only 10% more.
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If we choose only 10% more investment, good thing is saving money. They can spend
saved amount of money on something else. If they decrease the desire for design, then
it can be used somewhere else and then the saved money could return to the owner. Or
we can find another architect who can satisfy the client.(¢] W52 s =d w9 wl=
= 71 o}l 2)) For a landlord, a rental businessman and a builder, all of them should be
satisfied with the process. That's what an architect should do. | would like to say that
everybody feels happy through agreements and joyful conversation about a good buildin
g...yes, happy is joyful...If all of them feel happy, then there should be a good building.
That's the reason why architects exist...
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