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How Does the Opening of Complex Urban Entertainment Centers Affect a Nearby
Retail Trading Area?

: Focused on Onemount and Starfield in Goyang City
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Abstract

Since the 1990s, new retail business types such as large-scale retail stores, super supermarkets (SSM), e-commerce,
and chain convenience stores have emerged, while consumer purchasing behaviors have been constantly changing.
Recently, large-scale shopping centers based on the concept of complex entertainment malls rather than simple shopping
centers have also emerged. These malls combine commercial and leisure consumption functions. This study analyzes
the effect of complex urban entertainment centers (UECs) on their adjacent commercial areas. We analyzed opening-
and closed-store data of adjacent commercial areas near “OneMount's” and “Starfield's” shopping center complexes in
Goyang, Gyunggi-do between 2010 and 2018. We employed the difference-in-differences (DID) regression models with the
numbers of either opening or closed retail stores as a dependent variable. The effect of the opening timings of the UECs
was analyzed using a spatial analysis unit of a 250m grid cell. To estimate the UECs' effects on neighboring commercial
areas, factors such as accessibility, housing development project, and numbers of firms, population, and employees
are considered as control variables. The net effect of the UECS' opening was also identified by setting up treatment and
control groups. The results demonstrated that the Onemount UEC had significantly positive impacts on the differences
in both opening and closing of retail shops in adjacent commercial areas. However, the number of closed stores was
higher than the number of opening stores, indicating its effect was more negative for businesses in its adjacent retail
area. The Starfield's UEC increased the number of opening stores in the nearby retail area, while there was no statistically
significant effect on the reduction in the number of closed retail stores. This may be because Starfield was developed in an
undeveloped area so that the influence was only in terms of increasing the number of opening retail stores.
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Table 2. Distribution by category of retail stores in UECs
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Table 3. Description on variables and their data sources
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Table 4. Summary statistics on variables and variance inflation factors(VIF)

Model A (Obs.=1,093)

Model B (Obs.=901)

Ha Onemount-Open VIF Onemount-Close VIF
Variable
Mean Std.Dev. Min  Max Mean Std.Dev. Min Max
EAHA HOF2E A 7[¢HU
[ HEP T HE 4
Dependent Numbergf 4.053 5.489 1 54 na 4234 7.149 1 84 na
variables
open-close stores
XlotEzte]
QI e 0.232 0.422 0 1 1.20 0.260 0.439 0 1 1.18
Subway dummy
i Al
QIF o2 0.285 0.451 0 1 1.68 0.341 0.474 0 1 1.60
Megamarket dummy
24712
EHXI7HE Al O
SHH Residential 0.572 0.494 0 1 150 0.629 0.483 0 1 1.48
Control Development Project
variables dummy
AHH| 4
. 9.2531 8.661 0 41.36 289 10.717 8.692 0 41.36 2.55
Number of firms
I 4
. 936.989 904.675 0 395893 245 1079.801 919.990 0 395893 217
Number of residents
EYONES
Number of 290.002 514.535 0 486848 158 330.722 542182 0 486848 1.50
employees
=g TIME 0.578 0.494 0 1 1.21 0.587 0.492 0 1 1.31
Independent
variables TREAT 0165 0371 0 1 250  0.365 0.481 0 1 2.50
Model C (Obs.=1,416) Model D Obs.=1,199)
Ha Starfiled-Open VIF Starfiled-Close VIE
Variable - -
Mean Std.Dev. Min  Max Mean Std.Dev. Min Max
FAHA AEFHE EAMT|ZHLY
ey EHYEE S
Dependent Numberccnlf 5.785 9.066 1 88 na 5743 12215 1 210 na
variables
open-close stores
NS Sl
QI o2 0.213 0.410 0 1 1.19 0.231 0.421 0 1 1.18
Subway dummy
=gl el
QI o2 0.264 0.441 0 1 153  0.302 0.459 0 1 1.47
Megamarket dummy
EM 7|12
EHXI7HE AfRl 0452
SKHS Residential 0.543 0.498 0 1 1.59 0.594 0.491 0 1 1.43
Control Development Project
variables dummy
AV 4
: 7.895 8.221 0 4136 317 8848 8.333 0 4136 290
Number of firms
OISt 4
. 821.521 895747 0 395893 269 917539 905842 O 395893 243
Number of residents
SR
Number of 248119 467.661 0 486848 160 330.722 542182 0 486848 156
employees
EElass TIME 0.569 0.495 0 1 1.09 0.574 0.494 0 1 1.08
Independent
variables TREAT 0.080 0.272 0 1 245  0.070 0.255 0 1 2.70
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Table 5. Analysis results on the DID regression models

Model A Model B Model C Model D
tHa Onemount-Open Onemount-Close Starfiled-Open Starfiled-Close
Variable
Coef. t Coef. t Coef. t Coef. t
Xl nte]
IE o -0.007 -0.02 -0.517 -095 -0.261 -0.46 -1.390 -1.61
Subway dummy
i p=pSesil el
oIF ol
v T -0.001 0.00 1.083 * 169 1206 ** 216 3474 3.92
Mega-market
dummy
2M 717t
ERpHA EHX|7HE ARY 02
Control Residential 0782 ** 216 0627 135 1.640 302 2632 322
variables Development
Project dummy
AA 0.067 ** 241 -0.041 -075 0114  ** 248 -0.022 -0.33
Number of firms ' : : ' ' : : '
QT 8 8E-
Number of 06 0.04 0.003 0.04 -0.001 -0.75 -0.001 -1.562
residents
= A
SAAL 0.004 ** 1181 0.003 *** 6.76 0006 ** 10.68 0005 *** 6.20
Number of workers
cajsa TIME 1542  *** 482 1.010 *x 199 1950 ** 4.31 1.430 *x 2.03
Independent TREAT -0.243 -0.40 0.257 0.31 2424  ** 197 -3514 -1.63
variables - erReAT 1664 219 5256 468 3115 ** 196 2826 1.05
cons. 0735 ** 234 1665 ** 308 0911 i 2.03
Number of obs 1,093 971 1,416 1,199
g/lodel . R-squared 0.2615 0.1671 02156 0.1040
tatistics
Adj R-squared 0.2553 0.1593 0.2106 0.0972
Number ; i
Number A i _Open Onemount L i _Open Starfield
Number i Open Onemount of Stores 'A/ ’ of Stores E/
of Stores ‘/ '
5.065
6.266
___‘é_—:}LOlO _,E——"‘}l.gso
0.735 ~ : : 1.665 7 17 ; 0911 "7 ' o .
W0100: 201505 zoi505 > Lime 01001 201505 20506 1ime OBl wieos me0e  Lime
Y'=0.735+1.542Time, +1.664(Time, + Treat;)+e Y= 1.665+1.010Time, +-5.2-56(T1mq + Treati)+e V=0.011+2.424 Treat, +1.950Time, +3.115( Time, + Treat,) +¢
(a) Model A (b) Model B (c) Model C
Note: —— is the treatment group and -— is the control group; in the model D, the TIMEXTREAT term is not included because it

is not statistically significant
Figure 3. Graphical visualization on the results of the difference-in-difference terms
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Table 6. Additional analysis results on differential effects by a different radius for the two UECs

H0I2E 7iY 4km H0I2E §HY 4km HOR2E JiY 5km H0L2E §® 5km
P Onemount-Open Onemount-Close Onemount-Open Onemount-Close
Variable Radius 4 km Radius 4 km Radius 45 km Radius 5 km
Coef. t Coef. t Coef. t Coef. t
oA TIME 1.242 i 3.08 0.8545 124 14205 *** 3.13 0.9053 1.14
Independent TREAT -0.6235 -1.30  0.2921 039 -0.5712 119 0.2148 0.78
variables  TVETREAT 11953 % 204 20392 224 06391 108 1869 165
Number of obs 1,093 971 1,093 971
Model
Statistics R-squared 0.259 0.132 0.257 0.122
Adj R-squared 0.253 0.123 0.251 0114
AEHEE JHY 2 km AEMEE B 2 km AEMEE JHY 3 km AEFEE B 3 km
Hap o Starfiled-Open 2km  Starfiled-Close 2km  Starfiled-Open 3km  Starfiled-Close 3 km
Variable
Coef. t Coef. t Coef. t Coef. t
o TIME 1950  *** 431 1.430 *x 2.03 2.009 F** 434 1.446 i 2.03
Indgpendent TREAT 2.424 fal 197 -3514 -1.63 1.924 * 1.84 -3.596 * -1.87
variables T UeTREAT 3115 196 2826 105 1770 131 2218 093
Number of obs 1416 1,199 1416 1,199
Model
Statistics R-squared 0.2156 0.104 0.209 0.105
Adj R-squared 0.2106 0.097 0.204 0.098

Note: *p<0.1 **p<0.05 ***p<0.01
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