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Pedestrian Volume and Built Environmental Factors on Sales of Convenience
Stores, Cosmetic Shops and Coffee Shops in Seoul
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Abstract

Large pedestrian volumes and better pedestrian environments would positively effect retail
business. Most retail shops want to follow bigger pedestrian volume, but just some of them
could get the best location under bid rent competition and/or their own unique demands.
Different retail shops would enjoy diverse characteristics of built environments, and have
dissimilar relationship to pedestrian volume. Previous literatures have tried to find built
environmental factors which influence the sales of retail shops; on mostly convenience stores
and at specific districts. This study built the in-depth data set of the location factors and the
transaction amount of a credit card company on convenience stores, cosmetic shops, and
coffee shops in the whole Seoul city, not in a district or a street. It analyze the relationship
between the three retail shops and the possible factors including demographical, economic,
land use, location, and accessibility. Building coverage ratio, floor area ratio, residential and
commercial land use mix, public transportation accessibility, and number of similar retail
shops effect the sales of the three retail shops. Pedestrian volume positively affect the sales
of convenience stores and coffee shops, except of cosmetic shops. These results would help
the developers as well as planners to locate such shops for community and districts.
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A Rol7k VAl gorem, ARIdERzE AA A BEE £ Hdgo] SEUR @2 AYs AFlst
Zijol g Eggol 71A =A et @ 1 HIFe 15307, SFEEATES 11457, A
HEE= 28/AH9 =gzl ZUige ol HEEEE 1306719 2Ye Yoz JE584s

g 2 Tk A SRk
U AUE 229 By RHTe oiF

B 5 2#yol 7|xsA

Table 5. Descriptive Statistics of Pedestrian
Volume
22 g |
e No.
Classification Average
Cases
S 2976 | 49
0 Average weekday § 961
(21/14A1ZH = atm
_;L
A week rEer 2596 | 4961
Average weekend
(person/
z=olm g
18 heurs) =ETES 2900 | 4961
Average week
QEAEA|
45~ 9.45
g 5 ) 397 4961
Morning
peak hours
AlZtoh e HuEFAl
(2412 | (1200~1400) a5 | 491
(person/ Noon
2 hours) peak hours
oA
(5:45~7:45)
601 4,961
Afternoon !
peak hours
Hold
Convenience 3,823 1,530
B Stores
HO'=
(BUED) Sixbz
SHErEA0E
4,386 1145
Pgr Cosmetic Shops
business
AHOHEE
Coffee shops 4,262 1,306
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A AFEE 7IRIOE Model 12 QIFEY, &Rl EXO|EEY ZolA AHE0] UESLE ujEY
4, EX|jo|8S4xn EJ"*E’S—% 2o 712Rrs o] =/ Ugton, FA% gREr E8E XY
£ HHSIYCL Model 2= YUXELTICE BEE  A4E uEYo] A4 VERITE B, FA9 AY
HEEIEE. DIRZOE Model _3—8 Model_11} 8TV} E8tE X942 ujsde Z4sH= 2t
Model 20] EfiEgoR Ax & ZFeof 27 7} Ve HAERAKC ARt B+-E uiE
HEES BT X610 BAe T Ao| =7 LIERITH
== JRe WAz = Z=1=]
g6 "‘Elg—f—*—]‘ E% g%&% *EEC';E_", SO _oéxcn_. B=T = DHEO—}]O] 07]'01'93\]:]'-
Table 6. A Explanation Ability of Empirical Ol AFATHOIYS 2, 20102 FLHIIH, 2012)
Models per Business oA Held BdF 71 Bed miExt ojo] Z
Classification 1 2 3 SR &2 HAE U4eRE AFE i B
Hoy r2 0118 | 0141 | 0200 HFoNE ASA FTAHE HyoR B8 AAIF
G i B _
C:ngf:rl:: adjr2 0111 | 0133 | o185 L} ASA] B2 2EriH #HoFe] FFo| uiE
FI dof| 2EFQ Y nEcin FEELL &
sz 2 0064 | 0084 | 0113 ol & P& HE ¥ . 2
A0 ARG HAEFE 2REAY0IA LR Zat
Cg:g;:c adjr2| 0054 | 0072| 0000 &= AAF CIEC) E5 2 ol A% A8 s
HO}F AEsE FARE B40] 5HHE gHY 4
AIHEH | 12 0138 | 0134 | 0204 tA 1oF 240l i W gBY 5
Coffee 9»1% Z'loi l\l_H:_}E‘_E}’
shope | B2 | Q29| o) OO SAE0] B AUSoE wiEdo] E715H,
oS A 7l TS WS, QOIS0 msr  SrHEol Be Roike miEHo] Basiith XHE
MubEo] gske o] BAE Lgrl gexe & 2F BE ool tEdo] = UeiklEd|
QIstIA} SIC) 1 Bk 7/EREModel Do B SE COlmE ST Aol tEHl AN0E
slo] QREARE Zoet ESRE(Model 3)0] A 2 miEY E7lo| 2EFQ EEg nRY At
o] OF 36~74% i‘\lE NESIRT) o] Zue  HHED
QAT WEHAERE| Qo] olH] Q= W0}, SEEANEe AddToA TIEA Z9E ¥
CIAKR] Z=Ho) o1 ZR|, EXO|REY B2 ns  SOEA, T2 ATF U0 dSAoER 2 o
sl BAEloRe golgl =1 ok o] mp  TolM tiEeR Mtk SFgELsuEe tE F
B AZELe dmzo] 7la =1 pE wmaz 9SS0 HIE FARE Wav @A) G9dth oA
RSl Modd 30z TSI, 0 Afe @ 56 BASGINE SAPIR B YA 8

7.3 AL

HOJFO| YRR RS9 SAIRl Yot Kz
o] Fam ]5}74] FEE PRl EFE Ve &
ARRIZE B3 BEE0] B A|HojA] tfEHO]
=7 Vet debsel 2ge ASSI Ut
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87 HoF IATZA0ME R ALTEF ey el 24 CS2UHES)
Table 7. Analysis of Sales of Convenience Stores, Cosmetics Shops and Coffee Shops (Multiple
Regression Analysis)

HolH shaEAay AHuH=H
v ﬂTm Convenience Stores Cosmetic Shops Coffee Shops
e Coef | P>t | VIF| Coef | P>t | VIF | Coef | P>t | IF
)\FXC)' al
o.—r._:rlei(m’)' -0.027 0.649 | 1.49 | -0.092 0497 | 161 | -0271 0127 | 137
Density of population
fé:—A yN =al]
ol .} -2 (m) 1173 *** 0.000 | 1.41 | 0.718 0.247 | 149 | 1745 *** 0.000 | 144
Density of employee
Demo
graphic HAUHD HHEF
OI/14 A2k
(21/14A12h 0.000 ***| 0.008 | 1.29 | 0.000 0152 | 135 | 0.000 * | 0.065 | 1.29
Average a weekday
Pedestrian volume
Hx ZAIX|7H /L
axl IXI7Hm/2) 0.000 0.231 | 1.16 | -0.000 0.279 | 116 | 0.000 0.222 | 114

Economic Official land value

A &%)

_ . | -0.004 **| 0.031 | 1.23 | -0.008 ** | 0028 | 1.20 | -0.017 ***| 0.000 | 1.21
Buildings coverage ratio

SN E%)
: 0.000 0143 | 1.34| 0001 ** | 0027 | 1.60 | 0.001 **| 0014 | 131
Floor area ratio
7_|:l7 A 0l
2752 (m) 1244 0.867 | 1.09 | -6.974 0.682 | 1.09 | -9.079 0.549 | 1.09

Density of buildings

FA-H AT ERR|S

EXolg| T
Land use RNR_R/C)

-0.251 ***| 0.004 | 200 | 0439 ** | 0.026 | 2.26 | -0.004 0.980 | 1.97

FH-BR BRI

0232 **| 0048 | 253 | 0494 * | 0075 | 269 | 0576 ***| 0.009 | 2.80
(RNR_R/O)

Ho-908E 2Ex 4

= T
j 408 | 2.25 | -0. 0422 | 2. -0.0 785 | 240
(RNR_C/O) 0.070 0 158 422 | 234 | -0.044 0.785 | 2

EX0lE 8=

(LUM_Entropy) -0.023 0.894 | 240 | -0.045 0.908 | 267 | -0.080 0.818 | 244

H A FEIX] HEl(In)

. 0.081 *** 0.003 | 1.16 | -0.021 0723 | 112 | 0.059 0248 | 111
7 | Distance to bus stop

Accessi | x|t o7tx| 742](In)
bility | Distance to subway | -0.018 0477 | 1.25| -0117 ** | 0040 | 1.21 | -0.086 * | 0072 | 1.27
station

2470

= Al
o (o]

Ob¥
ox

A
ES
Number of
homogeneous
2K competing stores
Location

0092 * 0.000 | 1.30 | 0162 ***| 0.000 | 1.38 | 0172 *** 0.000 | 1.57

29 U tiF0E 5
Number of 0.088 0313 | 1.04 | -0.017 0916 | 110 | 0229 **| 0011 | 1.05
large markets
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Heold stgEa03 HoH =Y

e Convenience Stores Cosmetic Shops Coffee Shops

Variable

Coef. P>t | VIF Coef. P>t VIF Coef. P>t | VIF

422 U 9808 &
Number of 0.037 0327 | 119 | -0.017 0.830 | 119 | -0.041 0.538 | 1.19
Entertainment facilities

FET RTINS
! - 0.008 ***| 0.003 | 256 | 0.008 0147 | 254 | 0.006 0.188 | 263
Number of Restaurants

=1 = AL
258 U WA 5

Number of Professionall -0.002 0105 | 1.12 | -0.001 0.680 | 113 | -0.002 0261 | 111
offices

429 | 9858 4
4 Ul wE5E 0.014 0119 | 1.87 | 0.028 0128 | 1.82 | 0.002 0902 | 1.84
Number of bars

PEEEITETIRS
Number of Educational| -0.011 ** | 0.010 | 1.24 | -0.006 0496 | 1.26 | -0.002 0812 | 1.23
institutes

423 U 3 4

. -0.007 0.914 | 1.10 | -0.182 0.366 | 1.03 | 0.076 0466 | 111
Number of University

A28 W SHAE
oIX| Number of 0.059 0.126 | 1.15 | -0.088 0458 | 1.07 | 0.036 0.581 | 112
Location Cultural facilities

eI

HA/BEAE %
Number of

Exhibition facilities

0.052 0310 | 1.14 | -0145 0407 | 110 | 0.066 0410 | 119

AEE L nSAE
Number of -0.009 0.882 [L.10 [0.082 0463 [1.08 0.064 0.552 [.10
Traffic facilities

ZHt
== 0375 > 0.000 | 212 | 0.199 0176 | 218 | 0.326 **| 0.003 | 214
Gangnam
XA Al
1 9l X% i 0.038 0.581 | 1.34 | -0.051 0.765 | 142 | 0.086 0457 | 143

Others area| Downtown

o
01_|E 0.285 *** 0.000 | 1.09 | -0.287 0111 | 108 | 0281 * | 0082 | 113
Yeouido
XY
X< 7
e i T H:rl). 0.035 0472 | 1.95| -0.099 0.385 | 206 | 0131 0.148 | 1.96
Others arealCommercial
area
_cons 13.542 ***| 0.000 13.285 ***| 0.000 13.258 ***| 0.000
N 1,530 1,145 1,306
r2 0.200 0113 0.204
r2_a 0.185 0.090 0.186

* p<.l; ** p<05; ** p<.0l
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