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Gentrification Process and Changing Shop Owners in Commercial Area
on Gyeongridan Street*

Ja Yun Heo** - Yeon Ju Jeong*** - Chang Mu Jung****
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ABSTRACT - Adopting a perspective of business owners, this paper first investigates the causes of
retail gentrification and then the agents of continuing commercial expansion despite increasingly
expensive rents. Based on our literature review and field studies, we argue the rent gap is one of
the main drivers of the gentrification in Gyeongridan area. Our findings also suggest that the retail
intensification in our field site is ‘crowding out’ local businesses and long-term residents while it
attracts new customers and capital. We conducted a logit analysis based on our survey of local business
owners in Gyeongridan street to examine the characteristics of incoming businesses and what
influences business owners' willingness to stay. The results show that factors such as rent gap and
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fictitious capital significantly influence entry decisions. As for exit decisions, speculative interests
seeking premiums and optimistic outlook for the area are found to be statistically significant factors.

Contrary to some previous studies based on cultural consumerism theories, we focus on the supplier

side of commercial gentrification using an empirical analysis. This study can serve as a foundation

research to address the excessive commercial intensification in some commercial districts in Seoul.

We expect future studies would benefit from addressing both the supply and demand sides of retail

gentrification to explore the process and drivers of this phenomenon.
Key Words - Attractive Streets, Commercial Area, Gentrification, Rent gap, Gyeongridan Street
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