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Analysis of Spatial Characteristics of Business-Type-Changed Parcel in
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Abstract

The purpose of this study is to analyze the spatial characteristics of business-type-changed parcel in the Hongik-
University commercial area, from the view point of commercial gentrification. A commercial gentrification occurs through a
business-type-change in a spatial basic unit (microscopic spatial unit such as parcel) of an area which has not been consid-
ered in relavent policies and research. So, this study analyzed the spatial characteristics of business-type-changed parcels
using the Cox's proportional hazard regression model. The main results of this study are as follows. First, as new develop-
ments in the adjacent area occur, the business-type-change probability increases. Second, by the commercial area division,
the business-type-change probability is different. Finally, the accessibility is better, the probability is higher. These results
could suggest that a consideration of the spatial characteristics form microscopic viewpoint is necessary to understand the
commercial gentrification. And these could be used as basic data for a gentrification diagnostic and management system,
which can predict gentrification from the view point of business-type-change on the basis of a parcel.
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Figure 1. Study area
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Figure 2. Rent gap theory (Smith, 1979)
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Figure 3. Operational definition of business type change parcel in gentrification area
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of thEA dFoRM, QAe] shHge] w1 AL B, W, W A AFE AuA, A ARE 5, §EEYE, A5E =
25 54L lolat 5 gl fEAQ JFOIH A, 2015, FES AHSkTh WA Fux e §d A AFE dwg
A7) F7H4 W9lol e WAL 20179 71 4 300700] 2 FHe] ARl off Qs e wokslun WeE
AR, FA71 5 AR A MEETAo Y] BAS WY ARSIt SRR AT ALEE 5 EE] gERYE
st7] S18l Al 1-2F AWEAA Sl g ss BAE Al 5, 24, vl S W F skl A4 -4SA14(Gini-Simpson
AEE B AAAEo] RIS 4 QAL g, 39, 33A,  index)E B3 ARSI ASE =5l 2| oo] Au|A £E
OfSfE ] ol AP BAS Aflol F 250870 WAE & AHele e R Brsle] MR A,
2% B0 R st AEY HERE DA} 2 B vlfRh MR Wy
A W PR dEsstel] theh 3714 SAS Y AEYy]  H-E54E YA off, Fx] HA, AdE weuAT FAA|
Aol TAollA RAStAL eSS4, AL, A 7k BA BAF RS Ao A 54, S dE iy
A9 M R e® AASIHOHGE | ), DAY AEH A of o] whet BA|9f YFst [ol7h & A&
AR 712 koIt TS Wa= o] A B4 7HEskaL A B4 HaE AAsel S T3]
T9lel P FHA A (100m)” ] NLEALS whgst wieR 85 H XA AlFshe AERE, & o & A=A W+
Table 1. Variable list
Division Explanation Source
Duration Duration from 2001 to event occurrence (year)
Dependent - Mapo-gu
Variable Event Event occurrence status of business type change Office
(0: Not change, 1: Change)
Residential use
(W)
s @ | Commercial use
o 3 New building's gross area by usage type in
g o Business use adjacent area (100m)
o > . (1,000m?, Year of occurrence)
= o Public use Sae-Um-Teo,
3 Other use MOLIT
QO
% The number of new buildings The number of new buildings in adjacent area (100m)
‘(’% Usage diversity Usage diversity of new buildings in adjacent area (100m)
° Average building age Average building age in adjacent area (100m)
= Commercial area Commercial area
2 &  characteristics (0: side street area, 1: major area)
° 3 .
% % Parcel area Parcel area (m? In) Seoul
2| 8 Official land price Standardized value (based on the last year in opened
S| 8 P Hongik-University commercial area) data
2 | @ - o .
& | @ Increaserate of official land Increase rate of official price per unit area compared to
@ é’ price last year (%)
Inclination Presence of inclination (0: Non-presence, 1: Presence ) MOLIT
Z | ToHonaik Universit The nearest network distance from
=4 9 y parcel to Hongik University (m, Ln)
[e]
- = | Tothe nearest subway The nearest network distance KTDB,
3 = | station from parcel to subway station (m, Ln) NGII
g = |
o 3 i The nearest network distance
= I Tothe nearest bus-stop from parcel to bus-stop (m, Ln)
<
Road width Average of road width in adjacent area (100m) (m)
; i i MOLIT
Pedestrian road length Total length of pedestrian road in adjacent area (100m)
(1,000m)
Observations 2,598

Note 1. MOLIT: Ministry of Land, Infrastructure and Transport, NGII: National Geographic Information Institute, KTDB: Korea Transport Database
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ESIA7)= 73 0] Qltk(Kalbfleisch and Prentice, 2011). &, &
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SI7} AAYSHA] 9k A BAof 2gksl 4= Q)
RIZEAL Cox-HIH Y

o 71z3t, Cox-HE|HE

23(Cox proportional hazard model)

239 71E Fele 4 DI} o]

ERAET S b= AIROIAY Aol WA S8l
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Table 2. Summary statistics

Division Freq. Max. Avg. Std. Dev. VIF 1/VIF
Duration - 17 16.74 1.625 - -
Dependent 02497
Variable 4 B} _ _ _ }
Event 1:101
- Residential use - 0.000 5.836 0.093 0.259 0.446 2.241
g g’ Commercial use - 0.000 14.495 0.745 1.065 0.291 3.438
o
g é Business use - 0.000 9.311 0.219 0.858 0.651 1.537
% g Public use - 0.000 61.558 0.047 1.708 0.987 1.013
o
g Other use - 0.000 19.203 0.008 0.377 0.984 1.016
QO
% The number of new buildings - 0.00 11 1.2217 1.2596 0.205 4.872
%ﬁ Usage diversity - 0.00 0.4999 0.0603 0.1534 0.583 1715
_ ° Average building age - 3227 25.27 2.49 0.807 1.239
>
g Commercial area 0:1,310
@D ' _ - -
8 | § characteristics 1:1,288 0329 3043
§ @ Parcel area - 3640.34 228.64 166.67 0.659 1.517
= | o
> g Official land price - -0.081 0.980 -0.059 0.042 0.695 1.438
28 te of official land
& | § |nereaseralectofcialian 115842 131304 22044 11519 0826 1211
2 price
o .
® " Inclination 02047 - - - 0951  1.051
o To Hongik University - 7.36 6.50 0.55 0.386 2.592
oz
w @
& gz | Tothenearest : 6.92 6.16 037 0674 1483
$ 39 | subway station
(2] D X
= To the nearest bus-stop - 0.356 593 5.07 0.58 0.751 1.332
< Road width - 14.84 6.32 1.42 0831 1203
Pedestrian road length - 10.01 28.23 171 292 0.801 1.248
Observations 2,598

< 9l
499 L}EM 2
o} A%E w5E

6‘}-0:11:]- _Q.EE.S]-EQ/] © ZH&gho, HUAZHo
AR FEEPES Ho|7h S B35}

i&

= 247k 7.68, ANk 32.27, Ht 25.27 BFHA} 2,492 HA|
T AEE =9 TEA HEshs 2S ERIE T
AEA B T ST S5 YRR Hulg
e A= 11,2887, S5 2R 1,310702 240
L85 IA7F A B0l wheh 2] FaEskal e EjIs
ot =) WAL 243k 5.68, HNGE 3,640.34, Ht 228.64°]
o, AUE7|E0 2 250k WA T FAIA7Ee] B 2k
% -0.081, Z|ThgE0.98, Bt -0.0590=2 Ve L] 7F e}
- e T oe] oA

ALl Holrt 2 Ag Selsii e
4

BAAT) A5 E

i ol

ol

2,5477119] A= Ak,
M2 W% F A BY Y=Y Ak FoltjsutA A
Sk 3.50, 2k 7.36, AT AR A%t 4.11, ol
26,92, A2 AR 2k 0,356, HH 59500,
YA AT Aol7t 93-S Belshint. BA] Fue| w2

R AR

RS

Mo W EREL 247) 397, ZAZE 14.84, H 6,322
vehston, A W Heg Zol= gk 10.01, HHk
28.23, B4t 17,12 YR 7 B9 EFE—E—“OI A=A
Sk 2S gelakltt.,

E3h 5 AEHao] AgA A E A ES| S8l of
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'% § Business use 0.159 1172 0.094 1.686 0.092*
S 3 Public use 0.039 1.040 0.013 3.090 0.002%**
Q_% Other use 0.025 1.025 0.055 0.457 0.647
% The number of new buildings 0.891 2.438 0.108 8.225 0.000%**
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