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A Study on the Possibility of Reactivation of the Commercial Area through
Analysis of the Change Process of Commercial Area

ZeHer™ - urziop™
Kang, Tae-Yeon - Park, Jina

Abstract

Commercial areas have been changing for a long time, and we need to examine the process of their transformation.
However, most research being conducted is on a specific kind of change, like gentrification and decline. This study focuses
on a different kind of change that has begun to emerge in commercial areas; it demonstrates the ‘commercial reactivation
stage” in the Apgujeong Rodeo Commercial Area and derives the characteristics of the corresponding stage. Based on
the licensing data of stores from 1990 to 2018, we selected a total of six variables to examine changes in the commercial
area. Additionally, k-means cluster analysis was employed to cluster time-series of the change process. As a result, the
process of change in the Apgujeong Rodeo Commercial Area was classified into five stages, the last of which can provide
the possibility of reactivation. The measure of vitality was derived in this final stage, which was at the same level as the
activation stage. Moreover, the number of stores increased in the area, exhibiting the possibility of reactivation. This study
also highlighted the necessity of researching commercial areas longitudinally. Although this study is limited to just one
commercial area, it demonstrates the possibility of a growth cycle and reactivation stage in other commercial areas in the
future.
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Table 1. Representative commercial area by periods

1960-1970 1980s 1990s 2000s 2010s
: Hongdae, Gangnam  Ssamiji-gil, Insadong, Bukchon, Seochon,
?g&rs\s;rg:lnve Mveonadon Sinchon, Station, Samcheongdong,  Munraedong, Itaewon,
area yeongaong Ewha Univ. Cheongdamdong, Sinsadong, Yeonnamdong,
Apgujeong Rodeo Garosugil Sangsudong
Characteristic College town, Indie gulture, Traditional & Alternative Space,
.~ Dabang(Cafe), . Experimental Art, Modern, . :
of commercial Fashi dcl Youth & Intelligence, 0 . Exotic S Creative Art Village,
area ashion and Cluture Student Movenment verconsumption, otic Street, Analog Emotions
Nobless people Trendy Fashion
Economic X-Generation, - Social Media,
. Development, Democracy, Orange Generation, D'g'tf”"' Internet, Smartphones, 3/4D,
Paradigm : . Mobile,
Saemaul Movement, 88 Olympics New Generation, Multicultural ete Shared Economy,
No Passage Rookie, IMF ’ Cloud Computing etc.
Source: Moon (2013, CFT) reconstruct data
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Figure 1. Rent and vacancy rate changes in Apgujeong Rodeo commercial area

Source: Korea Real Estate Board

ol FAE AR 55 dui(RoF, 2014)8 E3sto] Y
AR-EAMR-AS2-AFEE SR 92 SHENR
AAsigict, e EAs A el A9 4 2hleA
2|2 A FAAI719} ok 2]t QLo )Y |2 EEe)
A2 AR E8 AR ENe] GAN ARHFEE, 2007), &
o) Y 5o Sl AR A G o=A FFYHE 7HA]

I k= HollA Figure )2 2% 84 A 99S A%st
k.

2. HHSE | | RSt Fo
& Ao APATLE 7|8ke R sl Al HSFAAE A

Journal of Korea Planning Association Vol.56, No.3 (2021) 81



Zeot- utzio}

N6, THORE papgese wFATUR tan '\_"\
" ! ong |/ . .
i e st |, Site Location .
sy y /1 i s Y
ey e Jweuy e / "
288 A 4
T s
! T o o h o TR0

) ] '

- 7e
B0 - ey CERILE| Bt
PEN 2523 i 2geud el Tk %
o 2a2H & BuREE
gl iy oagar k]
ol —~ 2T + " ooue 2EA2
e o FuomA Y B o alls
Avan A | o=y i/ AR Er]
” Csezpzul - N a
ETER 4 W\ usiam 4 a 2R sgn!f:m - BOATA
pivs ol lEas | asemx KdegE wcle oRIe
- o + 2
a;" 3 " RV AR w JuSuAW
L EXT) qHEE HHANO ans
oLy BRE \ »
+ 8 M Gss Y
eSO . "
y'mmn T o MU ,,“.L,w\ n A an
3 win =
sopy hid yags W sy \ - %gﬁ;};:d
oxpln SHYM - aay ARULME Suw
3 s \ ;
Sinsa-dong, Gangnam-gu, Seoul o g3xgone YEWE | ugﬁ-;{:z
| Swe :358,977n BAERA \ !
i » w n s FBIS U2
wiknss =V s v \ 2 &

Figure 2. Site location

Aata A dAE 1 9 Fojste] ANgstaa} it o
FHA AAIEIL e A WA F 3R Yehis
TS 1A (A7) ol 29AI(&4d3hE AR 3HAI($HS, A
A, A o1F 4HAIE, )R FEFE FokE 4 AU
THbA £ At A ARG APATES T8 49A 2 A
RIS 7] S2 80 AEdA o] ¥ A DAS =
Foto] & SHA(E-BA e e-4E- A& geh) o] 4
Rl = A oJste] A+ A3staLzt dict,

oz e AdAet dAE Aelsto] AMgstaiat g,
£81H2016)9] ATolA AAE Ad AR} Tl A2
e 471, A7t EdEe 9AE Ao Aot A4
o] 4371 dACAE ARIAIS7E S7F8H i EEe] Est

Table 2. Select study variable at precedent study

The
appearance
of industry

Specially
type of
business

. Mixed
Media industry
Yeom et al.

(2014) 1 ® ®

Discriminating
industry rent

Al Gofu= AI71R Aej7t Hojea JAeHHMA- 2%, 2013;
A, 2013). A2 AFEA S04 HB/3R= Zukin
et al.(2015)2] Aol AAE L U, s Aol 284
Yol A@Agstolli= Aol ohed, vl A3e 43l 3
ES AJAEL At

ol EdiE 3o e At A= At A
Al AZ7} F71810] 5D Ade] 27 O] S7H8E Al
g2 =istel wpet s Al7lefl fashs AFES S718ke 53
& 7M1= dA = A ojstaia) jict,

wehA] £ AFolA= AR ATES 7R dlo] F 5=
A A S ojshal Ade] HE 54 HekE /te R A
O A2gs} TAE EdIR st oA Rl Aol 285t
o A@/get dAE Adstarat g,

3. BMXE A Hedd

& AofA] AR EE S SEIvRZH AEEAA
Bl 2ol Aok HESAHS E-8staAt Fe F 100772 A
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ARgH 7] 544& aEiste] Rt Al Ede 4
& Bt F7HA o8 qesiai) g

Aol ARSE W= oFA A ofet A AR e) dAle 3
ey Agdtoa] 288 MeEs 7o R AAsazt
gk, AdeiAoll A ARgEE EA S (Table 2) 9} 220] A2

Raise of Diversify of

industry

Enlargement
/Commercialization

Leeetal
(2013)

Heo
(2015) L

Kim et al.
(2016) L

Yoon
(2017)

Ryu
(2019) o

Lee
(2010)

Leeetal.
(2017)

Leeetal.
(2016)

Limetal.
(2017) o g b
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FhO 2 slo] AFEEAISt W HAStA] A3AT Aol A §IRE] A
$El= 8AER MAH e 6719 HeES T8 A 2
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BA RS 9)of FAET AR E3H A B4 wtekE §j3f ul
3] AREE L glont A7|7ke] dlojg 5] ofYrh= SIS
7Rk, SRR FAES 7S EAReAE Ao &
ARieE 5 A EE 53 2 9uiE A diAste] B8t
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QA A a4 Qo 7]40] WA O R QIg n]r]o] l&k]
I B3 FERIETF o) TEA e} #A €] nlr]o]e] ¢gke] Xjo]
2 Q13 7|7 BA oAM= AEstA] g HlolH = Hsloe] &
Aol AlQdskara} ik, Aol AMgShs e thaat
o) B oJahy ZF 50| Ae]| i A|A|ekaLzt gt

1) &A= T(Commercial Activity)

& Aol A ARGElE A E Y W HEo) A - #H Y Aol
 ojulzict, Ao AN A B Y7t S8t
T G Holn At M7} Rl SAT w2 e 4
EdAcN s HdEol $78ks 54 o R g es
49 A3}t E= AP EE Yokg + UK Meltzer and
Capperis, 2017; 521, 2019). ©I5 dot7] fisto] 2} A]7]
H iz o] Y R Y F dokEsd ol A& Bl &
st on g ghol E5 79 7t got thdAI7H 248t
H AR & 4 Qo w2 Aot 24k 7= 73
-9 HEZS7E Y HES R GolR|H o= FARE o]ofA]
A gE S s abR 8ol 7hssit,

CV,=0-C,
CV. 384 3=

O, tA= A4 7] &+
Cti= A v

2) 459X|(Industry Maintenance)

& AtollA] Edks AFTRAE AAEY A A3kolH g
717k0] BokAl= AL ‘& vuHy @40l B dojubal IS
ou|gitt, &, Al WRe] w77 wekdl Mg & 4= 9l
CHATZEHE AL 2016). 3T W= A5 EAQ016)E EHE A
= # Q) HEae] YRE #HA7R ) A7 E 71ES R ol o)
A& B3l SRt B3t o WS Bl 24 AR #H9A
Zo| Pt YAPAZIE el 4= ek, o= WAt A2l
F4E A7] 9 gAY sFEle] YEAE G5 4 ot

CK,: HAGE 7]% Bt 45 Al 71zt
TC: td = HYF 22 F U717

NC td= gJHE

3) B SEHHHI)

NUE5H3} A= 81418318 A<=(Hirschman-Herfindahl
index, HHD)E AMg-81a12L gict, AF82 43k ot 7]&
o] AT 2o kgt AFE0l Soleh WAk Hu o]zt
E42 AEDgA oA dAAE et Jck(FEH,
2019). o]et o] dFol theFaliAl= AR Ao WA 9
w2t Mgzt dgsh JIE ], F ¥l&, HHIAS & thfst
[AER A= o] AAEEIL Y},

A3t} €(2017)9 dollAe AUAF SH=QIEZ D)9}
FAdET @A kAL AAERAL Yok A4 e 33 A

£ AMgsto] AAstarA} gk, F3HA - ¥hRIoH2019) 9] 7
£ AEz|ujAo]d HaldA oA WAs= AFHSLE 54Tk
31U ARHHDE F3l S5 o= AAIE T4 Al
20 AFEE S 2AA SHoM = B 99 AF 5
S FAoh= A2 AMEE 5 thMeltzer and Schuetz,
2012; Benediktsson et al., 2016).

B 4]Rk-31e 2|5=(HHI) ko] 1,800 o1dolw F, 1,000 ©]
31,800 ©J5hH 5, 1,000 o]8HH B|FF o8 Wit of=
R|4=9] gho] E4-5 249 ¢Fol ddstEe] 7k AL 9
ujgit}, meka & Atoals {73k 9710H2019)2) A& Bt
o sto] 3|43 A(HHDE F3 FTHIEE &
starzt shm ol o] A& Fal AHso] ANgSlaLzt gt

H,= Z,:S‘Z

S, o] oAk W MM EE 19] Bl
H: 139 1%2] st H=
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4) 2|52} H|E(Ration of Clothing)

H Aol M A 2@ EAL 12islo] EAof AMgE=
100719 LA 4% 5, A7 vlee e psiu
3}, o154 vleo] 33 okele) Al B3 ZAsto] AMgstaat
1 S S B oA theat 22 on] & 71A)A) i},

AR oA 2Ele Ade] 47} AR tiE ¢dFolH
Ao] As17] 913 hEJFOITHH LA, 2009). Wb o)F
9] A9 BE- Al 7Y Bule0) AN 1T
4= glon] Fof Abgo] Mslsh= TolA 71E e Fe) Wt
£ ®7] 9J8) Akgstaa} st

cs, =<
4
CS;: AR-AE(F9) &

Co = RIS (7 HE
At A HE

5) LAISAIE H|Z(Ration of Western Restaurant)

& AtoME A BH SRS aE{ste] EA o AR
= 100719] AEEH AF 5, 7Y 2ol FASAH vl e
7 aeataia} gick, FASAIA vlge] 739 ofe] A& 3l
ZA3to] ARgBtLA} 81 Blg Bl BA oA okt 2
& oulE 7kx]A gt

FAZAIQ 79 A Fo--(2014)0014 o] EAdstE]
I 52097 VAl =9 A1 o] 71 WA weke A F
n 53] 7hlet MFSAE] TS RS St o
2hA] FASAHT} 7Hls Aol BA33tE A WAk U4F
wsle] 520 & & 4= 9l oW Zukin et al., 2009; HAF - ¥
%, 2014) 19909 chi= B} 2 71| 37 WHskA] ket
L AH(ZE, 2019; HEA-o]AL, 2019014 7HHIE A|LJEt A
S FASARE FHOE BuAt it

RS,: AF-AE(QFS) B
R: A AR HE 5
A, tEE A HE S

6) Ast H=(Commercialization)

At Ao] 24E flsl AMgeh thae] A B3l S5t
g}, AE Aozt o] o] BAEFE HELE= F
7FsHA] Eth(Yoon and Park, 2018). ¥4 Zdl 7 g]e] Y+
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= HAd= FaozA 9] A&o] vlu|stiet. SRl Y =
dleAe7t &gstet 7 #g 7tes SHoR A gtk 7t
o3& AEste] AP S St o, R Y ¥
T 500 9A A eollA ABEhA] 3t AEe HRE Y
=g 39 HES Ui WSkE F7H 08 Pshala} i),
A=l FHAE A - 2xIoH2016)2F F2H2019)2
Bio R FA4siglon 7)) Agdyes AUV tidel &
A& AFsiirhs Holld 29l Zolg 4 & 283k
SHAIRE i ol A= Al Tl o] AR Ao gt A& A
Falrhs HollAl SeidAg A2 A8t} e

NS, 100

2
t

100m>NS, =

100m* NS, tA%=2] 100m>3 A 4
NS, td =] ZA| 43 4
Wm,: tdx9] tiAdA} A WA

4, MY

# AtoMs AENsAAE A5 S8l chaat 2
Hog A5 Asstara} ik, AR, AADA 24E S A
d ¥islE dAstsaa gk, AFERiske] A|A A4 wskat
A& Rskete] o4 Rule 2|90 AFEHSkAS: ol
7 g}, 7]Ee] Al HIHAIE A AR ATES vhEe
2 slo] & AofA= T 5HAR BRIt 2 AtollM= o
A AYAGE 7|Rke A HIHAIE AAsigen “4-&
J3-2t 7| -2 E-Ae sk 2 FDAE ERetaat e &
A, 7 QA AFAESIE A Rot ZH AR o3 & 7}
A3 QA #AstaAL ok, RARES K-Hat FHEA]
(K-mean clustering}& AA|513] 21 SPSSIZ 2 1343 S-8-51]ct,

V. EMZ1}
1. 7|=SA

(Table 3)> & 9] th/d#]Ql 74 2L Aol Ared
H4ES Hehdis 712 SAlolth. 3A, AagEee] 3¢ 3
7T A F, 201495 E 75k A4S Holal 9l
o A, AFRAY B TR 245 7]|70o] Zojz)aL 9
oh, AR, B41-31 A A(HHD= SRR 25 gast
© FAIE Holn oY 2d 2 A9 fFe] & HA
B3) 7h= AL vl WA, ARE F FASAA Hle
35 S7HIAT7E Hadhs FAIE Holn AR HlES v
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Table 3. Basic statistics

1990 1991 1992 1993 1994 1995 1996 1997
Commercial activity 5 9 22 33 43 29 -22 93
Industry maintenance 1.7708 1.8511 2.5091 19714 1.9383 1.7101 22710 2.6579
HHI 159532 179790 168637  1527.45  1117.83 101368 103789  997.20
fezttigﬂr‘;;}”e“em 00057 00055 00098 00167 00704  0.0831 00619 01325
Ration of clothing 0.2931 03224 02927 02929 02711 02556 02715 02442
Commercialization 00487 00513 00574 00670 00796 00877 00815 01079
1998 1999 2000 2001 2002 2003 2004 2005
Commercial activity 120 397 237 234 214 179 105 82
Industry maintenance 20127 17115 1.2593 1.5357 1.7895 19222 23516 26370
HHI 100848 103099  1000.78  947.47 88215 85201 82854 81528
Ration of western 01683 01951 01908 01718 01605 01580 01495 01359
Ration of clothing 02238 02073 01969 01993 01923 01848 01815  0.1888
Commercialization 01415 02541 03216 03880 04502 05034 05339 05608
2006 2007 2008 2009 2010 2011 2012 2013
Commercial activity 96 71 78 27 -14 -52 -47 -111
Industry maintenance 2.8245 3.0672 3.3586 3.5916 4.0484 5.0201 4.7105 49833
HHI 77931 75010 75450  717.86 70406 68502 66264  642.38
feittigﬂr‘;’;r’esmm 01277 01114 01080 00963 00926 00849 00803  0.0806
Ration of clothing 01876 01890 01953 01888 01853  0.1849 01826  0.1788
Commercialization 05900 06135  0.6381 06485 06471 06334 06244 05908
2014 2015 2016 2017 2018
Commercial activity -109 -7 -44 -3 38
Industry maintenance 6.1489 6.0200 5.4844 5.0412 5.6667
HHI 62140 60267  584.89 567.43 573.93
f;as‘tigﬂrggr’e“em 00747 00739 00734  0.076] 0.0697
Ration of clothing 0.1714 0.1648 0.1595 0.1527 0.1565
Commercialization 0.5622 0.5423 0.5306 0.5303 0.5387

SIS RYAT AP fASHE $1F Bolx gl v
uro 2 AYBR: T8 F7IRE 2AE Hol gy 2o
o] AFlo] 23} el Ei9l8-& Sl

2, 2HEM0) 2t FEst

TREA o R oA 3ol A AR EA R o] A
=, AFRA, 3l4N-31uS Ap(HHD), FASA v
&, RS B, ARISkE BESB o8 vlASA] L3R4
< AYsiglet. 39 e AAHSIHAIE STEAR Hdt=
HollA SR Bl Alo] Aglsital wsigitt. v|AlE3

A o] vh Z 519l K-means(K-Hah) 7354 1S AMg
3to] QI 2| @ Ao Wizt dAlE BRelglct 1 At ok
9] (Table 43} Zo] =&EqUc}, 312 1990978 199347}
Z|(47h) SHFE L 52+ 199451 5E] 19979 7H4] (470), 3132
1998E 20031 (67H), w4+= 200497 20099 (671), w3
5+=2010%E 20187141 (97) SigEct,

1) 2E(&3 SE o)
12 B 4uk-s i AHHD 7 7 =& Al7]oH o]
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Table 4. Cluster analysis results

Cluster 1 Cluster 2 Cluster 3 Cluster 4 Cluster 5
Commercial activity -34717 -18361 1.53528 17667 -.90540
Industry maintenance - 73933 -.66245 -94683 -12776 1.33940
HHI 2.14993 34845 .08860 -44106 -87542
Ration of western restaurant -1.67244 -22172 1.40921 42429 -.38049
Ration of clothing 1.87746 1.04418 -21336 -46940 -.84334
Commercialization -1.45342 -1.31122 -21866 .87560 79077
Period 1990-1993 1994-1997 1998-2003 2004-2009 2010-2018
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Figure 3. Upper ration of industry (Cluster 1)
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EFHFASAR ] vlgo] 71 A vERR=t o= (Figure Ol
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Figure 8. Graph of commercial vitality (Cluster 5)
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