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Structural Problems and Policy Improvement Priorities of Serviced
Residences: A Comparative Analysis of Practitioner and Administrative
Perspectives
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Hyoungseak Kim** - Saejoon Oh***

Abstract
We identify and prioritize the structural problems of serviced residences in Korea by analyzing the relative
importance of the key constraint factors, and we draw out the resulting policy-relevant implications. Since the
analysis involves a decision-making context with multiple and heterogeneous criteria, we apply the Analytic
Hierarchy Process (AHP). Drawing on a review of prior studies and expert focus group interviews, we classify
the major issues surrounding serviced residences into legal-institutional, economic, and operational-managerial
dimensions, and we administer a pairwise comparison survey to two expert groups—industry practitioners
and administrative professionals—analyzing the results after consistency screening. The two groups differ
clearly in their perceived priorities. Industry practitioners rank economic constraints as the most critical
dimension, singling out difficulties in project financing, location constraints, and the mandatory installation of
management and building systems, concerns that reflect project feasibility and cost burden. Administrative
experts, in contrast, assign the highest priority to legal-institutional issues, with illegal residential use, difficulty
in conversion to officetels, and a lack of legal and regulatory awareness emerging as their most important
concerns. These differences indicate that expert perceptions divide along two axes: project feasibility from an
operational perspective and regulatory conformity from an institutional perspective. Our results suggest that
current regulatory responses centered on enforcement may not suffice to address the underlying structural
problems of serviced residences. By providing empirical evidence on how priorities differ across expert groups,
we contribute to the literature and offer practical implications for more balanced and effective policy and
institutional reform.

Keywords: Serviced Residences, Policy Improvement Priorities, Analytic Hierarchy Process (AHP), Practitioner
Perspectives, Administrative Perspectives

*0| =22 XA HARR| =22 YR E 3 H25 ZHE5INS.
*SHI|HARATY SAATLRU(FXIAE nasabbb5@hanmail.net)
***IHEHCHSHY AA| B2 SASH 4= AKX} saoh2@ptu.ac.kr)

Received: January 23, 2026 / Accepted: February 25, 2026



2%
£ 25 ARSI 2 71 Selo] 5514 £
| A7 AF 508 F4R, 74 A &
o] A = ML §80) BEAL JEoR
Aol SA3ck 9 2710l B 2 w2y
240 folehe A HAR ALA AHE
shustok

AL SEsh o Ade] 7sg A
S gel2 TREon], (e o] okl (A,
o] % 8- Wl 714, HOF 87, e 4 41
594 FEASA B3 5olH i o g
& A=A E4E Rl ofefst BAL FeAg
A7} 74k 21710 TR SRR 2A o
2 B7py|e SEdT g S0

=
3
£ Zefsioick Tt olg 2L A Ay
—(:)—_1.
&
3

it
:i
)
_l_;

R
=5 s

rlo

ABEEAE 0§ B2zt 1§ A9l
Ao BAS 2t Al A% A4
7 7|21 Soi) she 724 TS sk

(o)
ok

g 109 S ARE NS B S Al

= Q| AER 0] 8L S Qlo] FAGOE AN
SH= 73 BA17HA 9] 10%0]] st o1 3 A=
o] FIE| =5 1 =AM A2 B84 o] S
A} ol AT Fits AR & FolH A
u, A4 erjadls 8EHiES Aagh g2 A
A oF 108 A F 1.17%0] £t Ao & Yeht &
B A=) Aada A Ao Higt =1o] A

102 | Land and Housing Review Vol. 17, No. 3

SFaL T A A= B A #5301 45 E

9 ATE FAT A AARE 748 e 9

R0 A A A5 oSk AP 4]
=2 Asfoie 9los A85ti 9.
TlelE BT JBLUA G o2 3
ah# A ARkl 5] Al EAET
Az 07 BATATE ] oyt

=
E
o)
)
-0,
[o

P
o

71& A FE - A=A Aoy AP A
et =20l w2 B3] o, FlM A4
She A2 ddiA S et A AE AAE 2
= 453k ol AE ]l

ol & A= AgsAES ST F2 A
RAS AAH = =&t ZHAdgRte] S-Ae
£ ASHoE EA5ke AL Btk ol
A3l A7 ASAEF(FGDE S3 =4 871=
=S5k, Ao AT e dHde = A
STAYH(AHP)S #8350 AdiA S8 =8 A

He)E 28 0 2 Aetel T, A

A
=
A 9 A RS IR AP EE o] 3 9



0:
[l
A
_||I

IO IR 2RO T 49| A AR HHHR)

re
1>
o
El
]
O
0z
0

H 2 FF Aol 712 A=RE AT

b
2,
1o
m
PN
d
nd
)
oK
N
do
oZ,
rd
ACh
e
)
Ay
rE
)

@ BB A 9 FAH BES FHoR AR

S+g g7l

=
=
v, 7] AR $0.5 74 oz T, o2
FEHoR AT AYHIALL AL OB &

SpAL] SigtAIR, o § eloh 37 Y &

SN 20124 B B 1EL B
R4 0 2 EQE]g] o0, o) 5 FeA A7 7
skl Tpgoll A 5 TR AR B 4 e
2 FgwE Aol Sefu gl o] BolA 4t
AR BRE AEE A)9leh 2, A4 o] golA
£ 2714 7o) ZZHWA AE} olg 1t
=T LEE Sl

olelet EHL GA AT v 2 E8 B2

= EY

o ok

3
2 itk SN AR (35S
82 v vk, Quage AR

Hge
of m} FA Ee GFAER 251, ohtES}

EAGPTREL R, o A FAN LR
SRt 48 1Y) Aol §= T, AL
2.8 4] oA golet A= 2
L B Se ol g
WA A o] 70 91l A8t
SHR ARSI L Aot T} T TEAS
o] 7RssteRe oA A FAHe] A
2 golsh/| k. et ofefat B 2ak
% FAI% £ FAY B2 AAR do] 2]
o} 2. Wale] BEHIGS St ol &

2|
P HACIA A5 A=A EAIE HSHA71= 8.9

B o we
o]

b
N
o
o
luk

olo} 2o W TA, B BT, 28 TR 3}
= 2044, Q] A, ofukE 1hu]a
£ 58 )= 4 9k 2 AT N = ol A
- 7)'5 7o} Table 10] AL, 0} 5 Hho
=

Ao s 724 2419 24
A
=2

2.2 d=sHiAge] ZHPE

R AT A e A

N
L
>,
i}
=)
Jo
P
ok
oft
Hu)
fru
S
oo
i)
rlr
S
=
N
=
i

o%
ol

20249 1971 471 = W 52 AgsAd

= ©F 33,0002 =2 FAE 0, o] 7hH| <4
AALE A= T AL 9F 11,0005(33%)° &34t
202 e ol A=Al do] Mo e
SHAER ERd0le 78t AA e A
7t A Ee Al FH o= FEHI 9SS Ko
E 71E AFoM L o7t A2} o] & 7t ¥

https://lhrilhorkr | 103



N

2z QA

Table 1. Legal and Operational Characteristics of Serviced Residences and Related Facilities

Category Hotel Serviced Residence Officetel Apartment
o Accommodation Accommodation . e Residential
Legal Classification o e Business Facility .
Facility Facility Housing
Building Act;
. Tourism Promotion Public Health Control s .
Applicable Acts Act; Public Health Act Building Act Housing Act
Control Act
Individual Title X O
Resident
. . X
Registration
Acconllmodation o o % %
License
Cooking / Laundry X O O O
Busi
Primary Use Accommodation Accommodation us.lness. / Residential
Residential
Floor Heating O O A @)
Balcony Expansion O/ X O/ x X /- O/0
Ancillary Services O @) X X

Operation Mode Entrusted Operation

Direct / Entrusted

Direct Operation Direct Operation

Source: Appendix 1 of the Enforcement Decree of the Building Act (Korea Law Information Center, 2026.4.15.) (in
Korean); Article 4 of the Enforcement Decree of the Public Health Control Act (Korea Law Information Center,
2026.4.15.) (in Korean) and Appendix 1 of its Enforcement Rule of the Public Health Control Act (Korea Law
Information Center, 2026.4.15.) (in Korean); Article 2 of the Enforcement Decree of the Tourism Promotion Act
(Korea Law Information Center, 2026.4.15.) (in Korean).
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Table 2. Legal Measures and Sanctions under the
Building Act and the Public Health Control
Act

Category Sanctions

Corrective orders may be issued for
unauthorized use, including use in
Building violation of the designated building

Act use; enforcement fines may be im-
posed for failure to comply with such
orders (Arts. 79-80).
Public Imprisonment for up to two years
Health or a fine of up to KRW 20 million for
operating an accommodation business
Control . - . .
Act without filing the required business

notification (Art. 20(1)).

Source: Reconstructed from the Building Act (Korea
Law Information Center, 2026.4.15.) (in Korean)
and the Public Health Control Act (Korea Law
Information Center, 2026.4.15.) (in Korean)
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Table 3. AHP Factor Importance

Dimension Category Subcategory Description
Unauthorized Residential Residential or rental use of serviced residences despite their legal
Conversion classification as accommodation facilities.
. . . Structural and regulatory constraints hindering conversion to
Difficulty in Conversion to ) ) . . . .
Policy and Officetels alternative uses, including parking requirements and unanimous
Institutional owner consent.
Constraints Administrative Enforcement Annual administrative penalties imposed for unauthorized
Penalties residential use based on the officially assessed property value.
Insufficient Legal Education and  Insufficient understanding among owners and operators regarding
Legal Guidance legal obligations and regulatory frameworks.
Aspect School Environmental Protection Development restrictions within designated school environmental
Zone Regulation protection zones limiting serviced residence locations.
Permitted Use Limited to S . . .
. . ) . Regulatory limitations confining serviced residence development
Commercial or Quasi-Residential . - . . .
to commercial or quasi-residential zoning.
Licensing Zones
Constraints Complex Licensing and Approval  Prolonged administrative approval procedures involving multiple
Procedures regulatory authorities.
Parking standards for serviced residences are more stringent than
Stricter Local Parking Standards  those for apartments, requiring one space per unit or per 18 m?,
compared to one space per 60 m? for residential housing.
Mandatory Installation of Increased construction costs arising from required installation of
Cooking and Ventilation Systems  cooking and ventilation facilities.
Mandatory Room Management  Financial burden associated with installing and maintaining room
Building and System and guest management systems.
Facility Cost Mandatory Provision of Common  Additional costs related to the installation of lobbies, linen rooms,
Burden Facilities and shared service spaces.
. Required to comply with stricter fire safety standards such as fire
Strengthened Fire Safety q - Py 4
) extinguishers, smoke exhaust systems, and flame-retardant
Economic Requirements finishes.
Aspect
. . Limited site selection due to accessibility requirements affecting
Locational constraints . s
project feasibility.
Difficulty in Proiect Financin Restricted access to project financing caused by non-residential
Devlelopment R4 ) & (lassification and tightened financial regulations.
Planning
Constraints Competition with similar Revenue pressure resulting from competition with hotels and
accommodation facilities other alternative accommodation types.
. . Frequent civil complaints and administrative disputes lead to
Frequent civil complaints . -
project delays and increased development costs.
Lack of professional operating Shortage of qualified and experienced operating firms capable of
companies stable facility management.
High vacancy rates and low Revenue instability caused by prolonged vacancies and low
Operational occupancy utilization rates.
Constraints Unregistered accommodation Used for residential or rental purposes without accommodation
operations business registration.
i Declining profitability of . o . -
Operationa . ep s ty Reduced income from F&B, and auxiliary service facilities.
land ancillary facilities
Manage- Disputes between owners’ . . i
t L. . Conflicts over management authority, revenue distribution, and
men association and operating ;
Aspect operational control.
P company
Conflicts regarding construction defects and responsibility for
Disputes over defect liabili
Management P ty repair costs.
Constraints

Insufficient facility maintenance
capacity

Potential decline in management quality under small-scale
operators.

Mixing of accommodation and
residential uses

Potential conflicts between guests and residents over shared
spaces .
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H(AHP: Analytic Hierarchy Process)< %-8-5}93th.
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2g5}5ick. AHP B40] 281 W7 2919 74
T+ -8-2 Table 37} At}

3.2 AHP &M

AHP(Analytic Hierarchy Process) £-4]0]|4&
SIAFE o7} 4aigk el Ase) e
AT AZP7] S8l g A5 (Consistency
Index, CI)2} Y3+ H]E(Consistency Ratio, CR)S
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£ ERlsk= AXE, AHP E49] A1F/4d-& ghE s}
£ ¢ I4=&o|ti(Tung and Tang, 1998).
AT HlE2 AT 7\]—r7}‘ﬁ7} Q- =of ulat

EE, ghol 5%’*&.—‘1

0.2 OJs7HAl = #Aol &8 71Tt ’51% Bz s
A =l th(Saaty, 1998; BF8-, 2009). o]of & o] A]
=7 AEHE 715 104 (eigenvalue method)
259 AFgalgion], ABANIS(CRI] 0.2 ol
o) garmle 2% B4 2Hgsteln

QAN FATE AES e A
FE| 5 ol dish 7IstEd2 2835t
71582 2izko] kS Al Ao 7 J urom,
Hl& A =5 Z-8-5h= AHP 240 A vl 2= &
Slshe dl et Al oz g7 t(Saaty, 1998).
2019] JrH RS ASeL, o]
T AN T 7S AE EESIA-

o]%i H 7+ Q

ARRARE AA A8}
36} PP AR} 421 5 % 78708 FAH

A S YoM =24 Aol wAlE
V=S = 2453 o= AHP HZo] Urt
AEZARL ] G5 AN E S =S HE A0
2 H|wohe W4lo|n g, S5ho] B Y /do] HAISh
75 84 2] Alg)go] Askd 4= 7] wizo]
ok AZAR= ol Y, 2K ol WA o2 vl - Bl
slgloH, & 7258 3)4=5190r}. o] & AWA] vl&
(CR)0] 0.25 23735t 1822 A <Jsl 1, HEHoa
S4R(AIZLART} 228 PHHET} 325)S BA

ol &83i5c
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AR BYL3TA AS PR FASRAT O 2293 BART} 32808 FEIgom, F 4
B UEd 29, A 20, 29 PRl 20 TR U4 uFo] oF 0% S0 R Usht 4
A YYo= Ao, e A A TolAE AR RES A
Aotaql As7t Aokael A%de] HlgRTE @ A EEOAEF ARt Ro] 7 u) s Eais}
QL 7ME71E AkRRl, B A Aok s, wel A A Al et 27 A2 309} 50 2] B
oFR Rl M 72 FESIFL: At 202 FO] &l 104 ol AR FHS HRI-SEATE
T 2 A8 w4, uAdz0) G ol g AFAISHRIT ¥ AT -2 40T
2, 0l BAAT H3 WAL TS AFRLEE 5 2hs0r)o] o] ol A2 A% 29 o] 2
BATEA A, B AL A, AL E | Aol B4 023 9 Ao Yehth
A AA7|% st 5= 23ete] & 2471 = 4 a4 E4S AR, ARHE7 A2 AlBAL
SIAT- T AL ASEA| - 4] 5 A8SEAIE ] 7]

=] 7 3§ 3ol 27 Tofshs Ao vl
322 B29| 54 2 3124 FEso] Yoick. PHAR Ao 3

2 A0 EAo &8H HEO] IvHy B4 R gy, 371, FEA A 1S s A= A
Table 40 A|ASI. HA SHAR= AFHE7} Aot A2 sfAo] Tofshe Ao g, Al
Table 4. Sample Characteristics (N=54)

n (%)
Category Practitioners Administrative Experts
(n=22) (n=32)
Male 15 (68.2) 22 (68.8)
Gender
Female 7 (31.8) 10 (31.2)
20s 2(9.1) 4 (12.5)
30s 6 (27.3) 6(18.8)
Age 40s 4(18.2) 10 (31.3)
50s 6 (27.3) 12 (37.5)
60s and Above 4(18.2) 0(0)

Developer 6(27.3) -

Affiliation Finance / Trust 6(27.3) -

(Practitioners) Architectural Design / Supervision 6(27.3) -

Others 4(18.1) -
Public Officials - 6(18.8)
Affiliation University Professors - 6(18.8)
(Administrative Public Corporations (e.g., LH, SH) - 6(18.8)
Experts) Real Estate Research Institutes - 8 (15.0)
Others - 6(18.8)
Less than 3-5 Years 4(18.2) 8 (25.0)
Years of Professional 5-10 Years 2(9.1) 10 (31.3)
Experience 10-15 Years 11 (50.0) 4(12.5)
15 Years Above 5(22.7) 10 (31.3)
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Table 5. Relative Importance of Problem Factors in Serviced Residences (Practitioners)

Major Mid

Weight

Composite W.

(A) Rank (B) Subcategory © Rank (A*B*C)*10 Overall
Illegal Residential Use 0.293 0.374 9
Difficulty in Conversion to
Policy Officetel 0.264 0.337 13
Constraints
0.572 Administrative Penalties 0.279 0.356 11
Lack of Lega.l Education and 0.164 0.209 19
Guidance
Legal ool - -
Factors 2 Schoo Env1r0nme.nt.Protect10n 0.223 0213 18
0.223 Zone Restrictions
Approval and Permitted Use Limited to
Permit Commercial or 0.234 0.223 17
Constraints Quasi-Residential Zones
0.428 Complex Approval Procedures  0.391 0.373 10
Stricter Local Parking 0.152 0.145 22
Standards
Manda.tor.y Cookl.n.g.and 0.257 0.778 4
Ventilation Facilities
Construction Mandatory Room Management 0.270 0.818 3
and Facility Systems
Cost Burden Mandatory Lobby and
0.509 Linen Facilities 0.231 0.700 6
Economic ;
Enhanced Fire Safety
Factors 1 Requirements 0.242 0.733 >
0.595
Location Constraints 0.282 0.824 2
Development Difficulty in PF 0.377 1.101 1
Planning Competition with Similar
; 171 . 7
Constraints Accommodation Types 0 0-500
0.491 Delavs C b
o ays Laused by 0.170 0.497 8
Civil Complaints
Shortage of Professional 0.268 0308 15
Operators
Revenue Loss from Persistent
Operational Vacancies 0.281 0.323 14
Constraints ort -
0.632 Unauthorized AcFommodatlon 0.304 0.350 12
. Operations
Operational
& Decline in Auxiliary Service 0.148 0.170 20
Management 3 Revenue
Factors Conflicts between MGMT
0.182 Association and Operators 0.380 0.255 16
Management Disputes over Defect Liability 0.248 0.166 21
Constraints Insufficient Facility
204 137 2
0.368 Management Capacity 0.20 0.13 3
Mixed Use of Accommodation 0.168 0113 24

and Residence
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Table 6. Relative Importance of Problem Factors in Serviced Residences (Administrative Experts)

Major Mid Weight Composite W.
Rank Rank Rank 1l
A) an (B) an Subcategory © an (A*B*C)*10 Overa
Illegal Residential Use 0.379 1 1.352 1
Difficulty in Conversion to
Policy Officetel 0.231 2 0.824 2
Constraints 1
0.673 Administrative Penalties 0.179 4 0.638 4
Lack of Lega.l Education and 0210 3 0.749 3
Legal Guidance
Factors 1 School Environment Protection
0.530 Zone Restrictions 0.310 ! 0.537 >
Approval. and Permitted Use Limited to
Perm{t Commercial or 0.262 2 0.454 7
Constraints Quasi-Residential Zones
0.327
Complex Approval Procedures  0.211 4 0.366 11
Stricter Local Parking Standards 0.217 3 0.376 10
Mandatory Cooking and
Ventilation Facilities 0271 2 0.252 19
Construction Mandatory Room Management 0.290 1 0.270 18
and Facility Systems
Cost Burden Mandatory Lobby and
0.467 Linen Facilities 0.248 3 0.230 20
Economic ;
Enhanced Fire Safety
Factors 3 Requirements 0.192 4 0.178 23
0.199
Location Constraints 0.308 1 0.327 14
Development Difficulty in PF 0.256 3 0.272 17
Planning Competition with Similar
Constraints ! Accommodation Types 0.165 4 0.175 24
0533 Delays C d by Civil
€ ayéoiﬁzintg e 0272 2 0.289 15
Shorta%pZiZ:gjissional 0275 2 0356 12
Revenue Loss from Persistent
Operational Vacancies 0.263 3 0.340 13
Constraints 2
0.479 Unauthori(z)e:rzzct:;:;):;modation 0301 1 0.389 9
Operational P
& Decline in Auxiliary Service 0.161 4 0.208 21
Management 2 Revenue
Factors Conflicts between MGMT
0.308 2 0.433 8
0.199 Association and Operators
Management Disputes over Defect Liability =~ 0.346 1 0.487 6
Constraints 1 Insufficient Facility
0.201 3 0.283 16
0.521 Management Capacity
Mixed Use of Accommodation 0.145 4 0.204 22

and Residence
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