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Physical, Economic, and Social Effects of Commercial Gentrification in
Residential Area
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Abstract

While commercial/retail gentrification in residential area has been criticized for its
socioeconomic effects of rent hikes and ensuing displacement of tenants, this paper attempts
to provide a more comprehensive picture of the effects, including negative and positive
external effects of land use changes on physical environment from the planning point of
view. The questionnaire survey was conducted to assess various effects of commercial
gentrification for the residents in a downtown residential area in Seoul called Seochon (West
village), and four factors are identified in factor analysis: amenity, convenience, economic, and
social factors. Main findings derived from regression of four factor scores on the overall
assessment score are as follows. First, changes in physical environment (amenity and
convenience factors) play a primary role in assessing gentrification effects. Second, positive
externality of land use changes (convenience factor) is more influential than negative
externality (amenity factor), leading to an increase in house rents. Third, the rent hikes
(economic factor) in turn have double-sided effects, positive or negative, depending on
housing tenure i.e. owners vs. tenants.
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Figure 1. Physical, Economic, Social effects of Commercial Gentrification in Residential Area

Seflof] wheh 2RARE ARIRL ALolo] AFEA Lt
Efdti= Z1o8, Juiset FEriA9l A5k
2 FHLRAPIAE SEREEA)OIRT AR
oAle REAEER) oz FEs] mi2olth o]
of met LRy [EFARY} Zo] HHEY
Astz Qlgt 714 siggit Het A LEr
Y 5 Qe Zoke GHINimby) SHollA & 5
U= ZAE FEHLRARE0] AY7Ise] FFo bt
OIS} ARSIE ZEs dlg Zlojtt Cht
O|HSt Slaye OMEIZIA] felutelollA] HEsE 24
L7} opER T8 1004 FAMoR HZISkr
HHH UEEAR| o AQF Zo] AAIE ojgo] |
g EuE QIS 7H HSEI Hrh AlsHA
LIEF= 220l eRRlo] Yuis 571 ddst
Al Fotal HIRFYA O|1FE of H
A7t oFstel= 59 S|
A FARYY] HE FERTAO]
= EolA 249 FSHolA EXolg9 REA-Z
A7 Qg 9 ZAE, AlSA e SEES

= 112510} O]FOIK|OF GHTE,

o #3EME

Journal of Korea Planning Association Vol.53 No.1 (2018)

AU FMEZuAoM mE EeE, BRE, Ak
I gl FU HEXAE Bd AEFow ¥
TfeleE oith ol Qe ‘sulol AE-sAE
B0l S7IeHHA UER ks WHel2A &
g40] ZHOA EXjo|g0] BEE, FHF i
3}, AiEeL FejyiAol Bet AR gt F
Aot TEE AR qilE ARESEOF MRS
TASkIL ol T8 ZIHE AR O Lk
(-38), L)' (-28), ‘=5 L' (- 1), et
=08, AF SOM+18), ‘Sot'(+28), ‘of
F Sop(+3R)or grislol Fosleies AR
g 51tk

A ATANES FEs10]
Hgl 5 EX|olg9] FEF
#7] B7), FARST BE, ARE s, Ret-
H okslo] BAlE RISk olol Hish
89 24 QRgiel IHsiME AE-
olg9] Hely &7}, Aglel &Y B, 7t
Agg FHl- k0] ks "AESIICE ZXE
= €M 89 ¥

AL, ARRIA SHolkE 7IE FHAe] B4, A=

=
2
o
o

la
riot

0

i

[

=1

ﬂ'F

>

oo J

ik
0T 0= oX

oo H
z 2
o/

S|
j=
s
5

o ye

o4 & 1371A] AREgH= tist ZIAHE A9
sue 0|8 WHOl(variable) 02 k= QQIBAS

Soll 1 9] a0l ZolsHAIE Tl (D)

I 127



HYS - g
9] @Ql(factor) 02 HOfste= oIt o] O|Fs  flg+s sH Fule Bo] dil oix: 7
AROIA T 10] mEh AMEoR =P1E e leBRE AFTRES FUISIRICL o] Qo g8t
Halo] R84 gy dAlA g3 AR dds g 5 e, JE2 dogAE e
SalE FHEol] ARFEMHE FHelReRE, U #aso o tiHE + As # ozt A
QUL o] SAKCR ASoihs SN E3AF Eib AF7RE JERAPE =0 SEds

SO QOIEA|(CFA;
Analysis)oll siESIt}. T&8d olst E21d, Axl
A, AE Qolo= AYE MEZuA0IMS 2H
A, BgA 2P M0 QU] miEoll, ASEA
o e FMEMTAOINY FukE B Qo]
Zh QQI0] HIXl= AThEQl Hgko] A7|E H|uwst
=0 gEojAo it ool et SEEoR F
A9 adstoll thst MErEel HrE oAl 78
gAE HL2 AAlGh, 0l E5HSE shal &
QUFLFE SHHSEE ke tHES|7IEE (multiple

regression model)& THIGHES SIRICE
T8 A2 ZAE Qo] mXl= Jgol A<
duiE B FEA walet HEsto] APaRALRt
ARIRIS] BIyPL Uk 4= QUrtie ASE, ol
et AVRERARRE RIS Hokg Relsto] Q9
B tEsRYe sdstes Sith Jdo:
S QQI19] Hgk2

Confirmative  Factor

AZIaRARE Rl ool BAR] S5E +
AOEE, F kg olf=Exs UAEH teik:

o OEslFIRMoME =uF,
Q01 Qo] SAHTEA SHA Qs 54
s= F/RIAM. 7H=d ol
(ife cycle)e ARHS] =it wso] AES Kok
ske ZAldle FARYS et Slddol o
O} UgshAl gkee &+ Qe i, SAVER0] |
£ d90le Hit 854 & ouT, 1SSt
olgtel mdE RHHE & E9et 197HE TinlH
T2 Tl ot XY oM @] A5

128 | "=EAE, 533 1= (2018)

542 HERAP) o APIaR 019
ARz tiEeiRal SR thet &4

OAYE SRR RS

A

=
=

2. BMOM XY

MERARE AE dEZTA0]H0] o]FoA]al
= Aol FARY AFsis FHIS tioz
ot AU EX|0]89] &Yst et Qo] FAS
23 FEpio) ggkg & 4 Qs TR REl
o Qs SAlck] <k

S E
W0 Wat 7he Al e

m
ru
[
>,
2
i
<2
9
ba
I
)
Pa)
12

0F

1%

ol

N

pa)

El



FAR|O| Ao HE

2l #Hlo] oy mE =2lH,

BHH, A=l =3t

Ayt HeAlel EARjEEAEm o
O] 5 Fo SN TBEIL 9
HT} Qltoll 471Xl ofdat g4t
olgw]o] QAo QIFEAQl &F QQlo]
A AEstal Utk olo] Hisl AE Ao FHet
i, 253, gttt QIFsio] ZHHHCE= #A19]
g HOFZ Hiole JLO0F, SRk a1
AFEEZFHAL7E AgEo] g # opet
20109 E83 A5 AE ATHeAE S
2 e Ao EHELE 7HEko] AlgkElo] QAT
metA AE X IHELEE0 EXol8 st
Qof] FAHerdu} FE ”7}7401] e MRle dFA
ek QQIo] A9l Qle XOo=, ASEA A=
Zgkoict,

HEs AeAl S22 Feaiso tRE
gelo] = A= AE N9 8EAI9Y AL, 2
S QUEEARIYOE AEE0] QAT AE HE
Aol e oy XEE Saff &l = U
CE A2Al EA(https://stat.seoul.gokr) AF=o] 2
S BeaRkEol S B SAY ARISE
20099 94700l 20143 206702, T18]11 SAWAL
T 22 77 59t 254 Ho|A 550HORE A
Z7telRiE). olof met [Al AENEHE & FA
80| AXsh= HIBZS 20108 64.8%014 2015
59.2%= TASH HHH, HAE9] HIES 6.9%0lA]
115%2 S7I6IA0t ot FENSE BEIAIX]
THhttps://www.realtypricekr) Aol OlGHH A
et S50 TEE AshE= 741 S0149] #
FEANAEE BHEA oz 20106 57391 /nioflA]
2017 854TRA/MOZ AESIACEY ol9 owﬂ
HLEAEO 2009~2016W7F FA SRE0IT=
3348HOZ LIELE, AFTIY| OF e AE +
k!

e
'_|L_

OB H:l

=<

Journal of Korea Planning Association Vol.53 No.1 (2018) |

1. 7| X4

ME XY Ful AEZARE 20179 32 Y9
FEFE U TOIHERAL HAlE Sl O|FOFC
H, & 115719 & SHRE-E HalYh o] &
Rk AZRR= 654, @Ak AZAR= 50oltk

WA F 101= A9H AESIAoM] 2814,

=

7:W]x4 ARBIE &1}

o
Y i
>
H'ﬂ

j=0] W71

OO

7b MM Qth BMEee BuAoE Ui
A28 B SR 1F) Afolo] B3kl %
=, 788 @lole FREA(-150), 45

(-1.18), 2A#71(-0.89), AbE FsH(-0.68), Rt
2H(-0.33)0] Wetelo] Qof FAEY] ofshrt
AE FEUA oA FE wHoide glg 4
QUCE olet g FEA Hrh= AUiE AS5(-1.07)
I Fgk A5(-050)9] BAA g0l FEEo QU
=, B5dAke dus As05D1 Fit A
(1.68)0] AThEo=z = ghg Holal Qlof tiekst

oy

Bt EAEE & 4 ok ool vis) 394 ¥
4 -

7he AHIEEY dEE Ao E8(0.87), &
9| Helg(04900A 2oks 4= U=t
E}UF %%‘o |- 7Wd S1K-049)0f thaiil= TR
FEEEOIQL). SHH ARSA] SHOIA 7IE FHIol
TA(-0.10), A= OlFall & FU-AAe] A
(-0.03), sHofl Ti$t oHEE=(0.0H)= WSt il
7k H7HATRE HOlAl Utk
T 100 R QRF AFKHOlEH APFEL,
TP B7HEEME HIWE o] U=t %ﬂ w
of thst =52 t4d &1t thRE9)
& R SAFCE Rolgt RlOl= WAHRA &
=0 TR Qoie 2 ARt A5l thelide AR
AF7PY APE AFRl Hlsh Bl FE8oz E

129



Table 1. Descriptive Statistics of Questionnaire Survey

Mostm A Total X7t Owners X7t Tenants Owners-Tenants
5 E't‘,o_', (n=115) (n=65) (n=50) mean _difference
yestionnaire mean std. mean std. mean. | std. | t-value | p-value
22 noise -1.18 1.07 -1.12 1.02 -1.26 1.14 0.677 0.500
ME|7| litter -0.89 1.06 -0.83 1.14 -0.96 0.95 0.648 0.518
ZFXH2A parking -1.50 1.11 -1.51 105 | -148 | 120 | -0132 | 0895
A=t &sf privacy -0.68 1.07 068 | 106 | -068 | 1.10 0015 | 0988
K[ ohEH security -0.33 0.95 -0.40 1.03 -0.24 0.85 -0.892 0.374
4E-84H o8 ey
= . 049 1.70 0.35 1.73 0.66 1.67 -0.955 0.342
convenience of using shops
2|2 street vitality 0.87 145 0.77 1.53 1.00 1.36 -0.843 0.401
II2.-F=Hatd ™| 74
b= -Ig'—.o SHl-7jd -0.49 145 -0.52 1.50 -044 1.39 -0.304 0.762
street/area improvements
QU= &5 rent increase -1.07 1.51 -0.88 1.46 -1.33 1.55 1.586 0.116
Tt &5 housing price increase | -0.50 1.68 -0.16 1.63 -0.94 1.65 2.519 0.013"
7|1& FRUab 2
. - - . -0.10 0.88 -0.14 0.86 -0.04 0.90 -0.594 0.554
relation with existing residents
o =o|.Ato|q} T}
Mz FE-Sela 2 -0.03 0.83 -0.06 0.85 0.02 0.82 -0.519 0.605
relations with newcomers
S| Oj%t= place attachment 0.04 1.35 002 | 135 008 | 137 | -0253 | 0.801
HErE ol Ak overall effects -0.16 1.54 000 | 160 | -037 [ 145 1261 | 0210

*** p<0.01 ** p<0.05 * p<0.1

Zlekal QUoH, Hgt 459 ZRol= I RO 20 FelEo] Qe FEIHCEE FEREEA
QU EARCRE ROl6HHp=0.013) W2 A} (principal component analysis), 2RHAOZE=
71eF AR AZFAL Aolof] EuA FE9] FHoA HE|WA(Varimax) AZ5lRe 0185t FEO]
EXo|go] REE-ZEA QG ASIE g1 A AdS 918 KMO(Kaiser - Meyer-Olkin) gt
il Qg ZRstial UAT BAE g3k 2 0806(F1AlD, 0.724(RF7h, 0.784RZhZ =4 Lt
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Table 2. Results of Factor Analyses

K| Total XtZ7F Owners X7} Tenants
ag ool a3 |ao|alt || 3| 240l | Q2| 2913 aQls
= Sl pS I I P PN PSY P2 DSBS Rl P ESESI N el PSEPEYS PN i ES PPN P PEDS Pl Rl P
factor1|factor2|factor3|factord|factor1|factor2|factor3|factor4| facto1 |factor2|factor3|factor4
22 noise 722 -207 | 229|-072|-473 | 619 | 119 | 142 | 799 | .145| 065 | -.299
ME7] litter 626 | -053 | 356 |-173|-017 | 722 | -038 | -222| 518 | 481 | 087 ]-216
FXRHEH| parking 789 | 039| .035|-071]-014 | 723 | 294 | -164 | .778 | 272 | -072 | .149
ApAiEt &8l privacy 684 | -272 | 061 |-350|-324 | 462 | 168 | -451 | .870 | .044 | 352 | -.048
K| Q-2 security 648 | -407 | 169 | .052|-.108 | 594 | 476 | -079 | .776 | .196 | .185 | -.216
MM AN 0|2 Ha|M
convenience of Using shops -130| 778 |-148 | .080| .800 | .103 |-332 | -.049 | -.386 | -.059 | -.375 | .648
72| =3 street vitality [ -.085 | .790 | -.062 | -.030 | .812 | -.160 | -028 | .117 | .023 | -.164 | .101 | .884
7t2-F ek |74 M
street/area Improvernents -212| 690 |-086 | 307 | .722 | -175 | -.039 | 281 | -.284 | -.197 | -445 | .490
7|& 0t 2HA relations
W/ existing residents 204 | -139 | .818|-183|-072 | .146 | .879 | -.087 | .166 | .824| .331|-167
M2 Fo-Aeln 2H
rolations W/;’ewcomers 207 | -149 | .838|-104|-218 | 171 | .702 | -.146 | 212 | .894| .140 | .007
Sl Of&t=
plage attachment 129 | -602 | 530 | -.138 - 187 | 640 | 236 | -.409
QCiE A5 rent increase| -118 | .084 | -317 | 837] .020 | -.073 | -399 | .798 | .101| 302 | .873 | -.049
XIZE Al
HHA ©
housing price?ncrease -154 | 126 |-044 | 872 .155 | -183 | 044 | 827 | .118| .169 | .865 | -.061
HEEAE KMO 0.806 KMO 0.724 KMO 0.784
test statistics Bartlett }’=551.6 df=78 p=.000|Bartlett }*=279.2 df=78 p=.000[Bartlett x*=3457 df=78 p=.000
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Table 3. Results of Multiple Regression Analyses
=] A Total At7t Owners A7t Tenants
Category B ISE|B | t | p |VF|[B|SE|B |t |p V| BI[SE[B]| t |p |VF
A% constant |-.530].252 -2.10| .038 -.006/.302 -019] 985 -384 (341 -1.13] 267
ameﬁﬂ:j%ctor -.389.110|-.248)-3.52 001" 1.06|-.290| .150 |-.181|-1.93|.059"|1.15| -.520 |.175|-.348|-2.97 |005 "|1.06
rfiife Gt [1.051|.114| 677) 9.27/0007]1.15[1.076| 152 | 669 7.09/000"|1.17| .732|.185| .487| 3.96/0007|1.16
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conod 430|144 | 268| 2.99/004™(1.05(-394.169]-271|-233|.0257|1.04
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