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Characteristics of Commercial Gentrification and Change in Perception of
Placeness in Cultural Districts

: The Case of Samcheong-dong and Sinsa-dong Streets in Seoul
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Abstract

As commercial gentrification has recently become a social concern in Korea, this study
attempts to provide quantitative empirical evidences on how commercial gentrification
progresses and how it affects visitors' perception of placeness in cultural districts. The study
area is Samcheong-dong and Sinsa-dong streets in Seoul and the spatio-temporal data are
collected from internet media. In physical aspect, intertemporal changes in land/building uses
including store types are characterized by hierarchical order: In the streets of relatively low
level of commercialization with small number of visitors, non-commercial use including
housing, neighborhood/local retail stores, and culture-related facilities have converted into
independent stores (new entrepreneurial retail), while in the streets of relatively high level of
commercialization with large number of visitors, independent stores have been converted into
standardized stores (corporate retail). In cognitive aspect, with conversion of independent to
standardized stores, the district's collective image comprised of streets and cultural/
commercial activities has been fragmented into individual image limited to particular store or
commodity, wheras place image has changed from ‘beautiful’ to ‘“famous' place. Policy
implication is derived focusing on the issues of displacement of small business and loss of
placeness resulted from the commercial gentrification.
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Table 1. Land Price, Pedestrian Volume, and Building Use in the Study Areas
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L =01 Pedestrian Volume
(91/105) (persons/10min) 584 531 663 297 138 843 293 121 72
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H=EE F=2+22l R+C 13% 19% 14% 14% 25% 18% | 26% | 33% | 50%
25 |22 Commerdial (C 62% 47% 50% 50% 31% 76% | 64% | 55% | 33%
Building | 2 &l+ &5 C+Office - - - - - 5% 5% - -
Use 7|E} Others 4% 3% 9% 13% 8% 1% 2% 5% 5%
A Total 100% 100% | 100% | 100% | 100% | 100% | 100% | 100% | 100%
IV. 28 9 MAUAM g4 H} Zatide 58 8%t HIaEE (cross-check)dt
ks Ass Ed) Yweb) FWOIA Rlats 4
1 o3 EAN w3} AU 5 AEY BHE BRI 5 fEs
SRolILE. FARCRE BERAS Te1} 22 7]
208 EXol8 =i vx AzEgEe & & 2 dde &6 oFoslen, K tEse]
ol BolEt 4 Q= 8% WslE AmEn). ojg o AIEE2 GE Dl dAEd Sl
S 2 omol FHxa A=wAe] 2 = WA ASEUE RAMS 20| FES 1Es
ATpE g SAET Zo] AF AHEEd Algy O AR FIEEa ASAREAd 52 HIdY
b SEUS ANSER FEH UmAl AR AlEE SRoiRlth il Hol, o, S, 1
5o Faul g HASE R BR. B SUESAES Sit 2o BAW RE AG0A S
o FlEnol & 46350 AZES paom oo AHOR WS AoAAe xd Fug| e
H~201387F ASE AZ0L} EAE e 1 98 P18 TEYYAER FESI9L TREeR 1
T SHde So olFo 8xd ASHHAY
_ _ _ H 2 24 ASHHA =7t (2008-2013
WelE BA Ak GE 20 FelHol el SR LEaes oL )
j Table 2. Change in Total Floor Area by
s AARsA] B S8%e= S7kskal Bl Building Use Type (2008-2013)
AEEE dadhks st FHE FEoHA de s AAS
o -2y | Samcheong-dong Sinsa-dong
- Ak T S5 514
N B T Category | ¢ K d¢ N
EZ%E,QE /(5}%4@‘ @E ]ﬂ]O]{\jOﬂ -71571;:4'5 = ICommercial on—. Commercial on—.
OP/H <j_E1 1>O] 1 Eoﬂ ]I}E} :LEV\]-OJA]H — Commercial Commercial
it = == 1 5 A
ol = e cRaE o Nf.W 2,322 398 | 4709 124
SEabd, BEchiE, BEoRiENY, FE 5oy e
_ _ SHEHE 903 | g5 | 2472 | 2381
%A]§(016} H]Q%M@)Q 57H ﬂgr@% 7]?5‘9% Renovation ! !
- _ _ 2CHZA
o] H3lE BHASG E 93 CH OJARKE o+t o - -
019] HolE EASi}) 0|8 Qo mEH HAAS Use Corversion 2,586 2,586 7,273 7,273
£ E& AE9 ¥} 7k ASE S0l A A Total 5811 -3,063 | 14454 | -9,530

Journal of Korea Planning Association Vol51 No.3 (2016) | 103



oy o5 H=
H 3 A48Y 23

Table 3. Classification of Facility Types
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Table 4. Intertemporal Changes of Facility Types (Ground Floor. 2009-2012/13)

- = APHE Samcheong-dong 09-12 AMARS Sinsa-dong 09-13
Category 20094 | 2010 | 20114 | 20124 Eﬁf% 2009t | 2010 | 20114 | 20124 | 20134 Eﬁfucg;
HIAHAH 199 339
Ko aarmerg] 26 (30)| 22 (26)| 22 (26)|23 (26)| -12% | 58 (23) |47 (18) |46 (18)|42 (16)|39 (15)|-33%
o [SERHAL
Ako1s| | Neighborhood 8 9|8 (10)| 8 (9|7 (8 |-13%|55 (21)|48 (18) |45 (17)|36 (14) |36 (14)|-35%
CHA| Retail Store
EEETENE . )
33 (38)|30 36)26 (31)20 (23)|-39% |24 (9) |19 (7) |21 (8) |18 (7) |18 (7) |-25%
liow Cultural-related
Level SEAH
Commer-| Independent |16 (18) |19 (23)| 20 (24) | 25 (29) | 56% |96 (38) |11C (42) (109 (42) (114 (44) |114 (45) | 19%
cializa- Store
tion | EETIMA
Standardized | 4 5) | 5 6) | 9 (11)| 12 (14)|200%]|23 (9) |37 (14)| 39 (15) (49 (19)|49 (19)|113%
Store
Al Total 87 (100)| 84 (100)| 85 (100)| 87 (100)] 0% P56(100)261(100)260(100))259(100)256(100)] 0%
HI A AL y z
SansemmerdHl 32 17)|32 (17)|33 (18)|30 (16)| 6% |3 (3|4 @D |4 B |4 (|2 (2 |-33%
S IREINE
_I'I__o = =
A:II-IO-IE"' Neighborhood |11 6) |8 4|9 5|9 O |- 18%|13 (1) 8 (7|8 (7|6 B)|5 @) |-62%
S st Retail Store
g2 =oAL 34 (18)|28 (15)|25 (13)| 20 (11)|-41% |18 (16)|13 (12)|11 (10)|10 (9) | 6 (5) |-67%
Cultural-related ° °
High I = 21a
CoLnew\;fler— Independent |89 (47)|89 (47)|83 (44)| 72 (39)| -19% |61 (54)| 53 (47)| 53 (46)|44 (38)|38 (39)| -38%
- Store
C|?I|za— PN
on Standardized |22 (12) |33 (17)| 38 (20)| 53 (29)|141%|19 (17)| 35 (31)| 39 (34) |51 (44)|62 (50)|226%
Store
A Total [188 (100){190 (100)[188 (100)[184 (100)| -2% [L14 (100)[113 (100)[115 (100)[115 (100)[113 (100)| -1%
F: ()2 % Note: % in parenthesis
53| O] B4 71 & HIEE AKeke 78 Aol S4u the SAFRE
JEe @009 & Thee] 49 Eekid
AE-SREGIEE 1% ©E HAOAN-% V. TAN QlAlo| w3}
RGNS 13%), T213 SEITL B T
9 2% SEARE-EESHRIEES 19%, AANs OINE EHolAE (O" 19 BAE et
21625 2}k LT metd] Adsit AAks sRiago] pEshEoR Mt A9E AHE
oAl Za] He aelst HAOANE HIdYGAEOA  ooAo]d) 2ES W0} ojo] mE A4 Q14
THSPAE, FeREAIEY o2& SIRAZS o wals BASIEE o) BF &40 tgt 9
AdE0] SHAECRE FeiEe FMEDUFAOME, Al RAE B4 WRAS tjalos HRoL} OIF
TRlal E2 e B E SEHYE BESE BE B35 o|RORATL A7) 80| 1lE WE
g0l oIl WA WRRES o)F7k ojsolx & Almny] Sls) Wag WA AEel A48S 7]
= MEggAOIH0] Sd8or WHELE Ol oo Aal glom RARB|Z of#Ec) meii] &
(CId Dol 2450) gt =214 SHo] MEely] ozl ol MY HRE &7 dog +
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Figure 3. Conversion Relationship between Facility Types
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Table 5. Classification of the Subject of Place
Perception and Place Image

T

B 71z 5L oAl
Cate
Type Standard and Examples
“gory
2 =8 gl oz JHolTH, UF
Ol PRI Al 9 B8 A A2 7o) 5
CHAt [Individualexterior,  interior/decoration, —assortment
Store & display of goods and purchase of
Sub goods and services in specific store
ject RS AE 29[ E3, JIE 5 33
of |KIATMZ7E Cho] AAAIM, EBHEHHAIY
Place | Entire loverall atmosphere & scenery of the
Percep| District[district, public space, clustering of
-tion commercial & cultural facilities
M0l OLEETY/HUCH ol C/H Ho/ 42 2H
aesthetic |beautiful/wonderful/pretty/cute/gorgeous
O3 |of3E/=20[C QIR /etsirt/ BT
attractive pttractive/stand out/impressive/appealing
Ne  PHE/=E/S0l/(M)TH2C Ll dStet
. distinctivedistinctive/unique/unusual/different/new
= B0 oI ACHZ0| S0 RS A AR
o|O|X]| . A .
interestinglmusing/interesting/joyful/funny
B O PN T EH S = PN
Plaee famous famous/well-known/brand/hot place
M0 Cref [rherstrl/olalztal/2tE Ml
various arious/diverse/varied
=%} ol2e|cl/Z3hErl/ ANzl S8l YA
harmonyffit/harmony/suitable/blended/mixed
M NSO/ ARG A S 2B/ R
amenity [clean/fresh/tidy/neat/orderly

WO APEN AARSOIA BF 2008E0E K9

oz NE & &2l 7IAPL
A

AA o5 LIERICE

ZIAF Ite &R 0L, 2013

Ads @A He

2ARoR SRTI0] tigh WEsAe HolHol
A AEES T TiESEE FRIOE A 20084
b 20139 ERTT & dEE AR 2 " AY
1 den oiRith uigi2Aldal
E GE 6ol 2 FrlHo] e, JEse 4%

1007 E

A HA 7E9 Ui

e

2008 52%ONA]

20138 25%2] HIE0E Zd4sk= okl 7id A

A/ wdo Ulg dee

2008 48%01A 2013
BT S71eIL AARSS Aee T AW
&9] H]E0] o] 2008E0] 75%0] Ol T
e onAE 20130l 98%

o #r Ho

Skt A9

HE ERT1C U0l 58 JHOM & -AHIA

R PEe

AE7A o124 Ut wehA =

# 6. MEZAL A 2209 T QALY Het

Table 6. Change

in the Subject of Place

Perception in Newspaper Articles and Blogs

Sy HES HALES
Cate;—;)ry Samcheong-dong Sinsa-dong
2008 | 20134 | 2008 | 20134
NE-Fab|
Entire |14 (54)| 5 (L) 14" 74| 8 (29)
Al District
= [EYE
7| |individual] 5 (19)| 14 (58)] 4 (21)| 20 (71)
At Store
News| Z|E} .
-paper| Others. R R B R
A !
Total 6 (100) 24 (100§ 19 (100) 28 (100)
NE-Fab|
Entire |275 (52)| 89 (25)]105 (25)| 9 (2)
= District
2 HESE
1 |Individual | 251 (48)|268 (75)|315 (75)[410 (98)
Blog | Store
Tc7jt|al 526 (100) 357 (100)}420 (100) 419 (100)

20099 =g ()2 %
Notes: * includes the year of 2009, % in parenthesis
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