http://dx.doi.org/10.17208/jkpa.2014.12.49.8.63 CLISI2E-CA|H&SS| R 'Z2EAE, 4934 H8S 2014, 12

MEA| Aeix|ele| HULE0| Ojxls FERI0| Bt
@

A Study on the Influence Factors of Development Density of Commercial
District in Seoul
o™ & ™

Lee, Youn-Sang « Nam, Jin

Abstract

The purpose of this study is to analyze the characteristics and influence factors of
development density of commercial districts in Seoul. First, this study analyzed the status of
development density of commercial districts in Seoul. Next, major factors affecting
development density were chosen as variables through literature reviews on the development
density and analyzed influence factors of development density by central place hierarchy. The
main results of the study are summarized as follows; First, Zoning of commercial district in
Seoul was designated as discriminatory, but most were designated as General Commercial
Districts. Second, factors affecting the development density varied depending on the Central
Place Hierarchy. For example, distance to the nearest subway station affected development
density in all areas except the CBD. Thus, for the future of sustainable urban management,
differential development density control systems, which consider regional characteristics and
Central Place Hierarchy, will be required. These controls will allow for the systematic and
rational management of density in Seoul.
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Table 1. Change of FAR Standards regarding
Commercial Districts in Seoul
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Table 2. Status of Zoning in Seoul

SEXY HE (k) | H|2(%) | 85 E(%)
Zoning Area Ratio FAR
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Table 3. Status of Zoning in Seoul by Central

Place Hierarchy
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Figure 1. Status of Commercial District in Seoul by Central Place Hierarchy
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Table 4. Status of Realized FAR by Central
Place Hierarchy
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Table 5. Influence Factors of Development Density from Previous Studies
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Table 8. Result of Factor Analysis affectlng Realized FAR(Seoul)

HESS A+ | ®2ES A MM SA
Non-Standardized | Standardized Coﬁi,n:a?t OStati:ics
28 Coefficients Coefficients . oolgts Y
5 —
Division HEK HIE} P-Value 2%
B Standard VIF
i B Tolerance
AbA
(&) -227.190 10463 -21.714 .0007*
Constant
o
SAIRIZL 017 .006 .017 2.784 Salalshss 946 1.058
Land Price
Land e d -010 .000 -137| -21.226| .000%* 832 1.202
L Land Area
Characteristics —
Hqe=
Be=w 531 097 035 5456| .000%%* 828 1.208
Adjoining Width
dmhlg
L 5.372 150 220 35.832 L0007 922 1.084
Building Coverage Area
U525+
i~ 35.077 .354 790 98.977| .000%* .544 1839
Building Floors
Siq~
H=EHM eeds 032 145 .001 222 825 .848 1.180
Deteriorated Years
BU|Id|ng ESTe
Characteristics i S 49.398 5.892 .076 8.384 009 422 2.368
Residential Complex
oo
O:If'FT 97.270 5.725 .149 16.992 000 449 2.227
ice
e
i 5.935 4.626 012 1.283 .200 412 2426
Commerdial
2
e OZEN:FLD_ . -10.520 4.346 -015 -2421| .016** 886 1.128
orx| = A verlay Zoning District
i EEE
Locational . .007 .003 012 1962 .050% 920 1.087
Charactefisti Subway Station
aracteristics TEeSES)
B_ S:ro .002 028 .000 .084 933 .992 1.008
us Stop
n = 6853, df = 6840, R*= 763, £ El R? = 763, ¥* Q0|&E< 01, * LO|&E< 05 * £O&E< .10
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Table 9. Result of Factor Analysis

ggs OiXle adEM (=Y

AR HolA L&A

7ol sigehs XH0] thEE

FEET HoTs %EHOW FDVEATFE AE
ATH] F A= HES

5|0} Ut olQ=s
g FHo i]EEKHL 7120] HEEH TIE X

Ol

Tok= T}EA &

SEAEES, HIE7
L} olo] e 7ol
slgfe oStE Alte 27
HIE ZDUEATE AEE

24
affecting Realized FAR(CBD, Secondary-CBD)

LESL EHESO EF0] o,

ol-BmerHE

el A=

FDIER Hial s 372mo]
2ol FEEZF7L
U= EFSIT

£ CBD (b = 1,090, H & Al Secondary-CBD (n = 1,669,
df = 1077, R%= 782, 2%3E R’= 780) df = 1656, B*= 740, 95 R’= 738)
HIEZES A= HIEZES A+
S Non-Standardized Non-Standardized
Division Coefficients [ol=E Coefficients Lolgs
HFEQA} P-Value HEA P-Value
B Standard B Standard
Error Error
AbA
(&) -298.492 24.576 -(e]0]efed -235.982 30.223 Gagees
Constant
o
Lo);lily} .006 .015 703 .032 013 AT
SIER TERE
Land = -.006 .001 .000%* -011 .001 0007
- Land Area
Characteristics —
BeE
G i -302 289 296 .368 193 057*
Adjoining Width
AmS
- ddE 6.174 281 000% 5.565 408| 000w
Building Coverage Area
7 X_S_ A A
Shp= e 41.502 981 000+ 33.728 .800 000+
Building Floors
S
H=EHM sl .300 274 275 -419 .388 .280
L Deteriorated Years
Building ESTe
Characteristics . o 34.559 17474 048 111.677 17.572 (o[l
Residential Complex
HO
i 71.295 15.028 .BE0% 121.525 15.212 BEE
Office
A9
. -8.324 12.612 .509 7.812 14.367 .587
Commercial
o
| OEXI—? L 4.017 19.503 837 68.729 21.987 B2
= Overlay Zoning District
- XS
Locational . .014 .017 .389 .018 .010 .079%
Characteristi Subway Station
aracteristics FESTEES!
IS 011 .078 892 .041 .070 .557
Bus Stop
o RolgtE< 0L ™ RO|BE< .05, * RO|&E< .10
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HRIAHCIAE FAAISIAl FA LI HAERE ATl

# 10. HdHEHE0 IS OXl=

QoI H(x|AFY,

TS

=] &
e & F dus %= 3+ 978
Al Al

S 5710l1, 9%

K17k, 90%A1Z 7oA KIEHEY

Table 10. Result of Factor Analysis affecting Realized FAR(Local Center, District Center)

X YS A Local Center (h = 1,077,

K| 754! District Center (n = 1,805,

df = 1,064, B%= 748, 3748l R%= 745) df = 1792, R*= 820, 7= R®= 819)
H#EF2 A5 HIEES A+
= Non-Standardized Non-Standardized
Division Coefficients [oetE Coefficients Solgs
HEAF P-Value BEA P-Value
B Standard B Standard
Error Error
[ES
-191.075 29.262 -(eoehie -130412 16.220 0007
Constant
— 7
L:’);lxpl t .034 015 .019%* 022 011 .048%*
nd Price
EM
i REE
Land -.022 .002 .000%* -.041 .002 .000%*
- Land Area
Characteristics =
Hqe=
a7 1.544 247 .000%% 466 166] 005
Adjoining Width
P
- dHsz 5.216 443 000* 3.460 241 000w
Building Coverage Area
7 X% A A
CNETieT 30.842 867 .000#** 40.311 648 000
Building Floors
=IEES
H=EHM LS -521 455 252 275 242 257
Bulldi Deteriorated Years
uilding T
Characteristics ] Taﬁ = 66.346 13.263 10007 625 7290 932
Residential Complex
HO
> 43.858 15.688 0E5* 56.479 8.621 LBOEe
Office
A
. 4.166 10.899 702 1.599 5.593 J75
Commercial
20X
| OEHL Lo -44.696 18.249 .014%* -3.684 4.246 .386
oI EA QOverlay Zoning District
Locational i .037 .012 L0027 -.005 .003 .083*
Characteristi Subway Station
aracteristics W AR A
=l -191 064 003 -010 036 776
Bus Stop

o fo|EE < 01, 7 ROl¥E< .05, *
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