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3. 94 AE=mAolA 7id B ol HE
1) 02 ZE

O MEZIH0M 7HE

= 2]
B35ttt &, 19609 BA| FLEF-2] 7R ARGl Qs MEA 7-UE= 5/3F
ASZ HAEZ|(Gentry) IFOE F2Jstal o]0 Qg ZARIY Aol W3}
(-fication)E A E g o] A(Gentrification) 2.2 Hgd}o] ARE-SIHATE.

‘One by one, many of the working class quarters have been invaded by the
middle class-upper and lower:--Once this process of gentrification’ starts in a
district it goes on rapidly until all or most of the working class occupiers are
displaced and the whole social character of the district is changed.”?

w51} A3 AFA 0] 55 AFN o it £4 FRH7] A ofee
FEE|mAo] G o] A|YEH 1 3G w2 A JYEHET), 7)E =5 A5 H7E
G go] B 0 o] 7311, o) 3] IS 4125 Fe] 2] HE uf
7 7 HE A

AERH2017)2 2 AE A0 T2 21Q1 SO tigt QlA]o] ==&t £4 2
2tA7E A5 o] BolE NESE A2, £50] F2 LeAE0| 2 AW AY k4l
ZA710] sl 7|2 Fule) HAPA o)} WAl TS v o2 1|
A B, Ha55 FAX R A& S450 s 22| SHFE 5o} o]
FoJ2| 1L, ojof| wpe} 7| & Leg At AFRIE 0| HAPE A 0 & o] 55 4 oA i A
A9 ALR]A g A A A7t 3] ErlEthe R A mA| Wt IS AR5t = 20|

Aokl x5kl k4

jar

3) Glass, R. (1964). London, aspects of change. London: Centre for Urban Studies. p.xvii.

4) A& 9)(2017), TtE] AE AL, FY, p.18.
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A EZ|mA o] o] YAok= A G AW HH QlLo]F S|4 145 AlS2 F-54t
Az AR ALE AT HIAPLE] o] (displacement)7HEAY5tAL, TL= IS] A5
919] B AR A Q= &2 & AF5SIT) o] & QIR SHOA AW EH 2
T2 AR fdol S7FsHHA AR Bt AR WoRle E4E Ht
(Slater®], 2012; Atkinson, 2004).5 38 Hochstenhach®} Van Gent= oA A E
gjujAo]Ho] WAsh= 2| 0] E4S vt o] = Fst3irto

D&M aphic v end, [afiing out)

Lo inooimets Mladidbe inooerees.  High inoomes

1

In-rrdgration e Ot - edgration
High e smert ———3p —p g e
" i gty gocial grad
Mugddle Exomans —_— l\fﬁtl:\-lﬂf_;:":\#:"l. — Mladdle noneees
Stabbe]. AR IO Proup
LiFsy EOMIE]  m— —% Low noomes

L1

Lo instonrid  Mladdle ol Hagh i omet

Dermadgraphil brends |ageing )

fa-migration

Ire-migration
gy incormes higpher fncomes

Ir-5iRi A
mohility fow fncomes

Curt-migrinlion
i LIS

Displacernent (migration) In situ mobility (social grading) Demogl

Ageing & deatts ofder

Tipae-ird cumie COfsrt

raphic (ageing)

[23 1-4] MEZ|DH[0]M 440 ME XL Hs} 4t
&X: Hochstenhach®t Van Gent, 2015

5) Slater, T. (2012). Gentrification of the City. In: Bridge, G. and Watson, S. eds. The New Blackwell
Companion to the City. London: Wiley and Sons. pp. 571-85; Atkinson, R. (2004). The evidence

on the impact of gentrification: New lessons for the urban renaissance? International Journal of

Housing Policy, 4, pp.107-31.

6) Hochestenbach, C. and Van Gent, W.P.C. (2015). An anatomy of gentrification processes:
variegating causes of neighbourhood change. Environment and Planning A. 47, pp.1480-1501.
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F2 22 o]F A E =]y A o] d(Gentrification) 7'd-2 A E ] A o] o] WA¥sH=
Aot T4 AQl, B FA|(H E=latologentrifier) & HEZ| A o]0l dofut
+ 2 HiEtE = B3 o sishe W0l whet 11 7g o] WSk 1L S of $itt7)
1980 ] S014] of2 Sak=o] AIEHA o)A gl thsl] thdRt HolE shHA =
A 240 L ‘1 AA A E A o] A(Classical Gentrification) 0.2 o] AX| 11
ATt 1980 St °]—§— SHA|of| A= A E g uAlo] o] AR A A-57H] A3t
T} A oS- 52Q1 go]7] wZe] F4st /o Ems AE A 1
= At = osfst7] 0131 ik ofuzt Aot g 2= g o ok Qlrks 0]
A7 =] A -8)

Rose(1984)= A E 2] u]A 0| o] T4 3]'% Aot A E 2ju]Alo] o] A1 HE=]
1}o]o](gentrifire) o 1A HFZAQ1 FFo] EA5H | Hth= tfet 74, 4 A+
e, A, TAYYR] 50| TEok= =4 Jigoleta 4611, Beaureguard
(1986) EgH A E 2| g]A o] o] gt F 7] 8 ARA AAE|A] gh= Edetal £=AY
7Hgoletal st tHLees et. al., 2008, 2010).

E 1-3] HE2|mA0]2] 7 Hel

XXt ME2|mA 01 JHE Hel
Glass(1964) S ABS FAXIYG0| SHFEL g FHXGF2E HeHE|HA & AFDUQ
ass _ _
MNASO| =St AB0| ZH| OIFE= et
S 3| MK ALE M- 25102 ZA|XQI SAORN EXHIZ L CIOIE X[
Hamnett(1984) | = 2| 5-ZHIH If |Z-ZetH | HOZA, FAS R CRIS XY

O ZHRH0| HY5H0! ¥ HFUSO| LE20| LY E LHOIF e By

Smith and EE

S IHUXISO| 2 ElSt EAILH—‘:'rE T3t A7 |1 1 715 SatAIZo)
Williams(1986) 2t SiE ™

UM 7|E MASE9| MES OF7 (o= &4

71Z9| EX|0IZAIE 2ot 2 AMElEHA XIQIE KL= M22 EX|01ZAL &

Clark(2009) | o 2 o) wisjor fKizo] HEAIS S8t HESANM SIS 24Hole 21
Davidsonand | AHEQ| THEAL ME QUS| TAS TS0 J5t ALSK SIS} 2] H5) HAS
Lees(2005) | 12| Kizkd ZHOEE SRO2 st S

EHO =S AS XY = A EEE X|H0| SMHEQ FAHK| L= X2 H

Lees et al.(2008) Si51R1 7|20 Z0IS0| EAHLI= T4

EX : Y8|T(2015), "ZEX|H| st A FHAY QA HE-HYSH HAISS| T2 E AR, p.29

7) A3)2(2015), "EIAGY FHst I G4 Q14 IS AXEY TIRE AR
pp.27~28.

8) HokE(2016), 37122 AETAlA 3 9 Al FFRA A : LS AR, p.10.
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39,
r,
L
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18
1o
il
)
)
ﬂ
o,
0,

&5, AL e ¥, ‘aS5ASE AP ALSTIN TS B AR
3] o
2]

o] Wt} Fslels JolA ‘A AME T A o] H(retail gentrification) Ex=
‘BE] T SKboutiquification) 211 YA o] X tHBridge and Dowling, 2010; Lees et
al., 2008; Sullivan and Shaw, 2011; Wang, 2011; Zukin and Braslow, 2011). &3]
780 A00t HESH HHO| BRI} £TX] Sto] AEFE 5 1990~2000 h
o|%o] &2 a7t AT E0] AR AT A H o] LGS AAE
NASHAA A 7127} Gshe AEuA oS Aottt

AP AME 2| m]A o] A(commercial gentrification)= AU AAsE= Q) 7]& Al
Ed|uto]o}7} EJEE L 2|9 9] HA|/do] FAE= ZAIE oI the AolA 22 A
AAH 0= AFS] A1 o]77F H 1L QlTt.

Zukin(2010) A2 AE=| A0l tis A AAA o= F7to] FAS}FE o 7h=
Aol YAl 9lom, A4t st H L Ee] 4 87, AlSo] HololHA 151
53 AAE A cke e R FES}E 0] 7k 2SI AT o Aokl X]45131
}11)

AEA AEZ| g A o] FAHHA(2015)04 = AE A 0] A2 dS “=AISf -

4ov

9) A31%(2015), FAA, p.28.

10) “The Dictionary of Human Geography” 2] 1= AEZ1|A|o| A /i g 2lE BH, 1994 3Hof| A
= BT FAX G| dFE F= A Fo] L FARl TA| 3 0 2, 20004 43olA = YA A7
RS otolal T3 A F7H] QI A7 R5te] AREA F 83 IP O QIAIEQIT, 2009E 5T
A= 7ol B iEla HAAAER] TA| I o 2A Aolokal SlS{Lees et. al., 2010; A3IZ]
(2016), p.27 AL1B).

11) $A2(2016), "4 AE A B3 et A, FIEATY, p.14.
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A9 Aot S Ex1oke 384 Aot vk st A 90 A1 A4
oL} AFRNY HEZ oprlshs FH ATE FAlo] Ad F o= A5t Al

Ae A4 T4 A1 EA vl 3 98-S & 2 et AT AE e

- FIE2|IHOIMIE EAIRAY/ EAIZHA B/ HEFZHMALRY /AL

AE A0l ] 344 aipts AuE uf, AEZ WA o] ZAIAAY, =A| 84
35 FARE @402 ofsid 4= 3l A E A0S TF (M)A 5L
ot Q]2 ARGET. 12y ol2et @A AE mAlo] o] URHAoE FHA o=
AME-E 1S 23T Dangschatof] Th2 ™ o wl 74 o] dojuhd B4, A, 714
7} 245 oA El=, 7 (upgrade)°ly & 13]—(downgrade)% SA-FH4 o=
2= gofrt. o]2fgt o= A E Ao A2 Al&shA AT FUSHA AR-E Ao
o}, 9o EtstaL AEwA ol dol o Jj.—i 37824R1 B7HE 9Jnlshe A2
ol gh= o] AAE AL Qiet YRt o g 7]?‘3 Aol AF2lA 2| 917} 2 AlhEol
Y== Ao 2 AEL WA 0|dS ooz A2 AEZwA 0| AL ofete] thE A7
HEEFAENA, AN 5)3 Sk 237 Qo 12

o]AE AEu| Ao} A2 o]H et E S A= A2 S/FSOl Rt FAA
/AR ASTZ ket 110 whE AA0]F Eam HIARTE] o]5=0]| Qlrt. 312 £l
A AEZ| 1A o] A 7id 2} T sto] 5745k displacement(RIAHE] 0|4 £A4H)olE)
e HEY} o] of 7ol A2 of| ol At & A E5E 5o ofgt AE4 o]
9] o] H k= o3l 58 71 Ti= H3lo] Ofsf o & = glo] o5& o] Ql= A
9] OulE WSkl o}, FAR] ASTE HSh= 4-5A|50] S} Hrh= SHA

0
it

i
(S

Jo

334 7id 0= olsld 4= UA|TE, o]of] 7]¥tsto] 7|E AIS9] HIRPEA o|FF o7 |gt
Th= SHOA 4 FEAE 'invade(F ) e 8-S ARSI o, T AtofA
L 53] o]= ZA}E 20 oJat Alulx| skl FE5) Q) v} Zo] Bz o] AJB|R
AlQ1Ao] fazx]o] QlS-2 & &= Stk

SHH, Clay= $910] o= FAF /NI A EZwA 0l A4S o]l 1

12) Jan Glatter(2007), Gentrification in Ostdeutschland - untersucht am Beispiel der Dresdner
Aeusseren Neustadt, Institut fuer Geographie in der Fakultaet fuer Forst-, Geo- und
Hydrowissenschaften der Technischen Unversitaet Dresden, p.10 EH|Z Q°F =]
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L Zylo] FESH: FATAMAIIS ST ASF7} FEsto] 71 AHE A
A0 OIS, ofeid AT Aol BAFAL AL
TR} A9] oA QAL ol 23] Lol mokeh A IS w2
T, A ohto] B ool sk WA sk A%sHe 20z A
71101 THe sl AR Aot I TR ANl 2 Al e s Aot TEsle
RS 27l ofaf AR A AAolet. 7} FEe] A LA AE )
Aol A2 71 2 Roli= A3l A A|7fto] o] otz M| Aol TG AB1E T
#8l7} QolubA] QRerhs ] Ik SR 27k 2| Lo ok A ARl AE el
Aol IO WS 5= U 9P sk 9ty
ol A= 2 wiAlo| o] EANA, FATAAA, 27k Aol et A AR Bt
7V 2 Aol 2 FUSH, FA i AAX| A0 A8)H Fxwsle] Yk & 4 glck

O

I 1-4] X9 M0t HEZ|mAH|0|M2] E4 H|Wd
&2 Gentrification FHEFMM XH7H 27} K|t
ArE|1X X7t 22 - AM3|E X|glet AL3|® 0|3 712
- AtE|X 0|3 -
ALt AL AeY Ho| 912 A el= oy A, MBI
=2 by oe 0I5 HHRIAIS 2] QPRSt
22X 53 22|X 53 . 22X 53
oj Eolu g b Eolu N t s 274 Eolu ? b
AU |5 U5 |5 QUL T[54
%EF‘I
7= 225 74N 2|puz N
S oiz| Ho|2 E5t JNES = |ﬁ 7H|_
ol (Elgeo) T2 32 o= (E.|E‘3'a|)
SH A i =<
o EXIR}, A=t S - EXRL, A=t A&7t
O[LIAI
OfE[= .
Lis A3, WX HEX, HEF - -
[fRIxoz HE Tl = SEN[S
PSP oY
Hxilx_% = KERO|| xr |
Y Hsmes ore HExoz
=X|2q ol S n=
TS M7'|| J_,_g}ll J—7'”

£X : Jan Glatter(2007), &AA, p.10.

13) Jan Glatter(2007), AAA, pp.10~11 EHIZ 29F A=)
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O ARX MEZ|IAH0M X3l HA|(stage models of gentrification)

1960 FE AEZ|Alo] A 7HEE AR5 | AR =, vl= 5 AlF=71elA =
A1, A, ArelA wslo] w11 7igo] Al7E R WS} B S E| ORI T2
Hackworth, J and Smith, N. &+ =9 Lorreta, L. 59 EAAIS SRS A|FALS]
o] AEZuAlA /g HHE AIZIERE 37|(Three waves)2 U0l A5
h149) 2k AEj A o)d o] XYY #As)A, Clay, P.L. 2 Gale. D.E. 59 &=
AASISIAFE2 A AR ol A AR A E =] Ao A o] g S 7ol o A8
A Azt Aol whet 34| 47]2] GAIEE (stage model) 2 HEoto] ATEgE v It}
(Risk-Oblivious/ Expanding Risk-Oblivious/ Risk-Prone/ Risk-Averse)1). 0] &+
Amge AEeso]Ho] AW et A wlel Teix|lo] of @A) wsteA]
njofshar #stel T Q91S A|AH o2 Argsh=t] -85, A9 ¥Ivl LAY

S0 oo} A A9 i EAAAI0] B FolAL oY F2l Bk Tk A
Aws, BY, A 5 BEANS] WP UAS 02 sfollel AAZ B o

S vlistey] B8-S &

Steps &» to o Gentrification

[Stort up phose. ‘Buyinphase | [Take off phase  Filin phose
Q Y
Investors “Pioneers’ come Early settlers come in, during this phase, Confidence in the neighborhand increases. people. Pre rucess completed. Property value and taxes
neighborhosd, lies rhe diversiry i T Mhnh |[tation increases and public notice iz coming s wiling 1a pay for sustainabil rise. Longer ferm residens who are financi ally
feel Offered af a low rate. gained, Displacement of tenants beging to attain [ Gentrification process will proceed until neighborhood «able meve in, and the originals are forced out
‘significant proportions. is tatally rehabilitated qupln whu lived m i mgmn because they can no long afford the costs.
sells for a low price withou edge of

W
//‘] 0% complets %\N
-

)
LLLE" [
e gt "
s wE = ot am—
L

[23 1-5] HE2{mAH|0|M ZIsiary
&% : Solutions to unite(2018). Displacement through gentrification.(https://solutionstounite.com
/housing/vanessa—charlot/, 2018.5.10. &%)

14) Hackworth, J. and Smith, N. (2001). The changing state of gentrification. Journal of Economic
and Social Geography. 92, pp.464-77.; LEES, L. (2000). A reappraisal of gentrification: towards
a ‘geography of gentrification'. Progress in Human Geography. 24, pp.389-408.

15) Clay, P.L. (1979). Neighbourhood renewal. Lexington, MA: Lexington Books; Gale, D.E. (1980).
Neighbourhood resettlement: Washington, D.C., In: Laska, D. and Spain, D. eds. Back to the
City. New York: Pergamon.
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[E 1-5] Clay, P.L.o| MEZ|m|0|M2| THA| 2

1S4 (risk—oblivious stage)
1 IES XI2fetX| 2ok Al

1El= QRS KIZH5HX| 2EH=(risk—oblivious) A=2] M7
X (Pioneering) Agt2 XId HAZS9| AFHE0| 7HQIX2CZ
SUE AAR IX A2sHE T

1EA G CHO| = S2H2 2 HIO UL HOLA Atat
K| = ¢42O0ILE CHXA|Q, MEkA O] HAGM = T HIX}

YA 0|IF = LUK ¢k

27| (expanding
risk-oblivious stage)

: YI8S XS] 25t 22
EHtEl= Tl

7| XUKL} H|ot Makg X M7A 75| &30| &y
&= 7|12 XY ol ARRo| XFREXT AR = HA
SESHX|HH0| HMT[HA O|C{0{0f] AUEQI L-Z0] A RIE|
11 QIE01S0]| O|FLt EX10]| Bals 20l= B

Z7(0f st MTH ASS FSHOE JHU0]| TSt M S
2N QMG | AIZGHHA OIE58 SHO= ot M7 A FEL|
I|7|0|M (pioneer gentrification) 0| X|&E|= HHA|. O THA|
OlN 58 X|F9H0| Y=V | o

3| (risk—prone stage)
: QIEEHX|7| Hl2 A

K| 2+40] IAH| JHM =M A 0]C|0j0) LSHO! LeE0| X|& &
1 ™I HSO| 0|F7} EtsH| O|R0X|THA| 2E XH2O|
QUL BE 7kX|7t M= A

0|2 Qlal U YFAISO| HIXMUN 0|3 (displacement)7}
AEEl= A7

4Tt (risk-averse stage)
D 9IE 3m oA

ZUHQ| TS HEAA HHMOZ AR XS FXIst0] TH
S FTA7 | S 7H0| 8&5h= B

0|2 Qlaf &1 Z =710 ZIst M7 HSSS 2 0J2H0
SQIS0A 52 fIgS Aot 1 ™S Olot/| Lok
(risk-averse) HIA'LZQI O|FE 2HXO = 0|&5h= THA|
USSHE FHAEL 7IAEE S0| SOHMTM F/45 0
29 AB0| 22 RAUET 0|2 Qs YR X|HUM= #+
I MEZ|I|AH0|M(super gentrification) = XISE|= T
MTE HME2|I|H 0| M(pioneer gentrification) ZFH0IA &
AEAE =5F X9d2 #+H HME|MA 08 (super
gentrification) 4S8 MX|HA sz S2H HHE S0
9lsH Y3t &

1

£X : Clay, P.L. (1979). Neighbourhood renewal. Lexington, MA: Lexington Books; Gale, D.E. (1980).
Neighbourhood resettlement: Washington, D.C., In: Laska, D. and Spain, D. eds. Back to the City. New

York: Pergamon ENZ
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2) 2 AF0ML| HUX ME|mA0]A JHE R TId A

O SN HEZTAH014S| 7HE H2

AEz| Ao dol2ke Gole Ladol: thstal F oA ARSH AL J=H], W=
+ AEHFA o] @/ sTUE 2ulshs AoIAFE F 71A] 9] F3H{]l ¥ &2
AEZ| w7 o] A4S T4 U(holistic) 7HE 22 BHYsh= Aol o|27|7H] Hhef
SHA| ARG AL Sl T H ot

 SUA sfa A o] AEETA 0 A Ao Tt Tt

FAHET 77| o) EAQ A0 AFAL LA QA A8l T wialoly
FE310] ALg _n}. FHE SO R lolol e oot B4 43
99 F 7R A Bolt}, oA A shH oz

@% R Tl Bl At Alglo] AFule] LA

Yolvt A9 A8 4= QIeke Holeh. Leh} shEom AZNo] TR 28
Az dolat AAgE 4 drks A} At B AFoR Ae

2 ujol= of2] 71|2] WishakAgo] 1 ofujo] EFHEICE o 90| BHL ojulo] m3t
AR RE WIS} 8ol M) sl iehiof tick A0Ick Wishaby gl okt
o WAoleb rehewl o ol AEejs|Alo] dole} 8 4 gl7] WEolct % 714 &
! B34 ofn|z ALg Sl Hlo] 7Fg YubElelct. T8t o] A90] e
J550] §9J0] MHEA] 22 HQl AAlat 2Ee Qlofof Stk oIk, & A £A
Aoz sto] AFA} B ABF EE U119 §9o] 22142 7

At 2 gicks HollA] AEelsAoldo] AHEYS B84 o))z A8 5tuAt

o 2 i

_4

[Z 1-6] HMEZ|IH0|M 7o) ATIE

===

£l JHig =8t 7H St 7
KFel= 2x et AFEI% 7E i, 22 A,
Al E vt 225 T ZIRAS Sk OIS
BRI wat BRI LY, 2 vt
CEETRE
iR MBI o) wE

£X : Jan Glatter(2007), p.8 EUZ XXt XH~LA
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ool 1 AT A AE o] 4 e %
BAolA} thaFet 520 |AS HRFsHs AREA WO R B 116, AEe 5]
A 0] AslER S AFS)H T2 Wslol] S| L AR 74X wish Beld o
7 Asl7A] Zels B3H o g B} it EAYAIG A S Z4loF A
A AE DA A FYe] Hgtoleh= A7 BA-g NEsto] ZA5| Bagt AL
A 2T SHETHE ALS), A4, B4 84S X6ke 2| H21e1e) #slaA
B Eot
olof A& A E=|yA oA A FE3fof Sh= 22 FHBHIHFAEEY AFdsh
O] WSLE ZA|staL, AlZte] AL Z1of| whet it = Y 0] wslgoltt. e
5} 2717 wisiel ge] o)Rele] Pk S 9l7|wel WEst WA ZolA e
the e 283 8ot glon], Ad Aeeuo|de] A9 37 1de] AEe
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1. Y=

&

1) HQ - TITHXIE JHE 2

e

=2 =9 AEgAlC|A Z7|FE A|AH (Gentrification Early Warning

System) 3-20] AEEI Ao} 2] Aekak oA} o4 A A2 29
o] QA o, SHAIE ok, AR AT 8B40 AEuAold A%
BEE S4otaL diEstE e ot S0l AR QU
F29] TAARSISERF AF7I&(Atkinson)S 2EkAT stuoA  QAEARIR
(census) & Z-&sto] AE=]H Ao H HAPE/Y o]t B H ¥(Gentrification
and displacement variable)ol] thgt A= XId¥sto] F 8712 7|EH4E A5
o}, SHAE, JIXIE0] AEHA oA M AFe T2 QAR = (census)of Tt 2]
E = S} o] 5 |RA] AA| Y] AAA QI Aol A T XFH=F whetol=t] 1
Foh= HAIE AY AL Sl o]#jt X129 A= o] F F=as B FollA 2000+
B 7jgsto] AR 591 B34 E] A4 (Indices of Multiple Deprivation) ©f Ej A&
o] X} A A Sk .
E44EA]S4= (IMD) & & 5919 /1S AX A= S 7719 NEA RS 7122 vid
FCFANA TR U}, ARA A= D711t B Em 109) HIRRE 59
2| E| R4 SRS v = 3T 35| A EAH U A E R v Alo] A Xgdo
Tobsto] A Al S8kl vt S ER|FY] A= FHFGE A
Aol 2P FE IHsh= Hlol= mea & 5 AT 1 st g
2990] AEHA]H APHEE ZHSAL ot ol A} ek

ojgfRt Tl S5 flsf EZA], MY, |9 tighy A5 20164 1A

2 21o] AEZ Aol APF=E S4517] Al 578 F4E 7|Ho = 3 A4
ThFA A HE(urban social diversity of place)E 7iroto] AQtetd et AHX S of
Ao 2 A4 Y EYA AH]|Atwitter, foursquare)®l] 71E% 0] =&H AR vigt

SR ASlA thFA(social diversity)T HHEAF o5 HEl(mobility
patterns of visitors) ® % 55 Tofsto] u|A| 4 2He] A EZ|HA ol dS S4 k=
A 7Hdok=d &85t Sltt.
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71 9 JjLd

EI

AZIZ(Atkinson)2| MEZ|IA|OM 3! HIX{Er O|F 2 B Gi7

A
T
B9 TAARS]ERA} AIE(Atkinson) IG5 AAHR (census)E E-8-510] A E 2]y
711014“_ 9 H|2PEHY o] =9} WA EH WMa(Gentrification and displacement variable)
T= XS o714 & 8719 71 WS AA5H=T, ol A SAR
(Professionals), e 152 AR} 2(Working class), AYAF <*(Renting), =81 5=
(Elderly), Hl&®H Z4AL 4(Unskilled), &7 S41A}F (Ethic minority), HEE
714 Z(Lone parent), A2t x(Unemployment) 2D, 0|5 #5=9] 10¥7K1981H
-19914¥) 27+ 22 BAske] ddxdo] AE uFAo]d A3 ArZ molsi 7]
TO = ARESISITE ofdf #4= 1097 ARAIE o= 7|EHpY] Sa2 ARt &
02 of7]A AZA SARS (H2) oF P 54 SARK (RH|E) o] -8 et
7120 = AREE ]l

H 3-1] ME2|IA|0|M1} HIXPEH 0|2 Hx £HS st Hy3Y
Variable Top quartile Second quartile Third quartile Lowest quartile
Professionals 15.10 11.06 8.93 7.26
Working class —17.69 —15.84 —14.70 —13.23
Renting —6.12 —6.12 —3.75 —3.24
Elderly —3.04 —2.28 —1.71 =175
Unskilled =3 — 182 —1.23 —=1.19
Ethnic minority —0.66 —0.06 0.54 1.19
Lone parent 391 2.94 3.96 3.54
Unemployed 12.59 10.88 11.82 11.58

£7X : Atkinson(2000), p.154

H 3-2] Hx| G X[Hof|A] sHE H4-52H(1981~19914)

Variable Net change for all *G™ areas Percentage gain/loss
Professionals + 18 800 +20
Inactive — 38 500 — 46
Working class — 19 300 — 38
Elderly —23200 — 18
Unskilled between — 200 and — 1 800 between — 9 and-78
Unemployment between — 1 600 and + 100 between — 4 and-59
Lone parents + 600 +4.5

£ : Atkinson(2000), p.162

1) Atkinson, R. (2000). Measuring Gentrification and Displacement in Greater London. Urban
Studies. 37, pp.149-166.
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FHZ (district, borough) 7|S¥H4=20] S5 E4Jsto] AEZ A 0|4
2471 TF9(G1-G4) FE31L, ZH G W 1% FRIS AER 10978 ]
A5t (Longitudinal Study, 8 A1) & ¢ &3 M4 S 5
2|9 2] A4S B9l A A (Professionals) M= A E D] 1]
|2l5to] WISk WA 11 0]2]2] M52 W sk S ERIstaL o]
HPEZ FEZQA ol IAPH L Ik 7|E2& A5

e

o

S

)
K
2d
B

jus)

= HAE 7H &, PIAA Aol A 44 YA l= V1R 52 teE A EE
Aol XY =5 wtelshi= tlofli= SHAIZF AU Zlolh. 1=, ol =gt dizlo] A
T OF F=TYEFolA 20009 FE 7Ndsto] ARG S B =X (Indices
of Multiple Deprivation) °f &tfi, 2-&%]0o] Er} A S}= ATt

O II5YER Se4EX| (IMD) 71

(Index of Multiple Deprivation)& 7l&sle] EAINLA S =3 A] Falstal ot

(DCLG, 2015)2. IMD= & 5819 1S AX A= 20159 71 & ARE- SOl

KA

7R B EE A B HASMD)E A Ge] AEuiAolH 21
Yol P8 BRISHE 7120 ASE 4 Utk A1 Sol, BRI HAGT} w2 A st

1 AEEE2 Al EE i AER|mAlol d A7 R0l 53t A|H o= wbto]

=Y EAHERS= F 79 MEAEE FAE] Qlth A55F(income
deprivation), FHY@4+F(employment deprivation), T8 9 7|&sd &
(education, skill, and training deprivation), 47 & %ol 4~=(health deprivation
and disability), 8% $F(crime), FHIF L AS] Av|A &8 =F(barriers to

housing and services), &A4&734Z(living environment deprivation) 5-°]t}.

gar0] BRAE|A50] AR HPES The T} U} AREYARE WHS TR0

Of

2) Department for Communities and Local Government. (2015). The English indices of deprivation
2015. [online] Available at :
<https://www.gov.uk/government/statistics/english-indices-of-deprivation-2015)(2018.5.12.3%)

64 HYUX WEZTA OIS TTHAH A7 : ZTNWEY EAHLAILS 4=



91 58 5, Aol th 4 4 o 171
AL 0t SRR S0 S WA el
Aol i1o] ol g Boshe ol 82 S 4 YAT 1L HalpyrtoR 54
oA My aHs AE Al o] B EE S oS 5Hs ol A7}

o 3
t}. o] 23 TS Est] fIsl o] uAlA Aol A AEZ|mAlo|d PP =S
5171 I3k A ;9] A AF-E0] o|Fo AL QU
I 3-3] Ex2| SEAEX £H MERA
2| E|X| S EX]
A EI A xI‘l A _
z= AIE[RI B HRs P
* HASS 0179 7
AS Az E QI OiH| MASSE QIF -7|=pg XAt 719 788 &4, FRIZS0IR} 7He e 29 5%
STE g ~OIAK 7hne] TR 54
~BIAS0I60% 0[5l 770 TR B4, YK} 7170 THY B4
L ETsHER HMO| AL T 18-64M|, O{AHQ AL 18-59MZ2 HE
R0 AZ LS AR E oM -FAZH 224 S =SSN o 22 5%
TETE | HesE o Hig ~H0f Y MO £TA 5 ESHSAY AT 4 '
47| 20| aXte] HSAH S ME £0| £ 120 IH2E 0|5H
opaio] | ~ES B SHIE (G171, 2], 48,
ol -Z055M & M3 = (GCSEs 8)
e i{:l_q -Q|2 K 0|F MEst 0|XISHAt 4= H|g (164 0|%)
7155 ST | -t ojRIstRt 4 Hig (214 0131 13.5%
AZ -YUs 50| Us 5 2T (FH 25-64M|, 61 25-59A)) & 7|&XtHL2740] 0|FQ! 2122l Hig
M9l | -§3H5210] Y= & Q17 (K4 25-64K), 01 25-504) 3 HOITARS210] 7IZ0f O
o HIE
7y . ]
PP -R7IAH g/ Ay 2 MOjHIE, SR ALE 517t H|g, SQHA0HIE (RHaE, Ha0l8 13.5%
o T
-9 10008 E@Hz 2474
wr oz | U7 10008 DL Szt 0.3%
U | -2 10008 MEUE Lz '
-917 1000BE 1 J840| M3 wazis
EETpS] ~
B fj'; SHFMK| E2742| / ZSSANK| E2H2]| / #HOBUK| £242| / SUIQIQK| £2Hz2|
[=1] A = HL_- o _ _
A 7178 % O IR0 SIS0 DI 701N 98 52717 9.3%
g | 19| B PN S UDgIE A%
o ~%J0| XI2Igi0] FETONLE FEHRICI} 0242 71T HIS
Ay B AIAB0| SAf 7 blE
ESy L] = —-A7|Z2 FE7|F(Decent Homes Standard)30f| 0|8t 71 HIE 9.3%
o . (o]
*E Ao -7 & 2 LASE RS Q7K
- ~WEND (FHX}, XA AL Z3)
£7X : Department for Communities and Local Government. (2015). The English indices of deprivation 2015. [online] Available at :
¢https://www.gov.uk/government/statistics/english-indices—of-deprivation-2015)(2018.5.12.%8)
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Figure 2.2. Summary of the domains, indicators and stalistical methods used to create the

Indices of Deprivation 2015

Employment Health Education, Skills  Crime Domain Barriers to Living
Deprivation Deprivation & & Training Housing & Environment
i Disablultv Deprivation Services Domain  Deprivation
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[17 3-1] Y=0| SEAEIXIS ASTY 2ME

&X : The English indices of deprivation 2015, pp.19; Department for Communities and Local Government.
(2015). The English indices of deprivation 2015. [online] Available at:
(https://www.gov.uk/government/statistics/english-indices—of-deprivation-2015) (2018.5.12. H<)

3) Ministry of Housing, Communities and Local Government. (2006). A decent home: definition and
guidance. [online] Available at:

¢https:/ /www.gov.uk/government/publications/a-decent-home-definition-and-guidance)
(2018.5.12. A%)
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3) ZAo| AtE|X Lt (Urban Social Diversity of Place) Xla= ¢+

® AHE 2 7|2 =g]

2016 AR )R], vy e, A ot A721E2 v|A| A AHle] A E=]uA o] X153
HrE S| Yol 58 FAE 7IFCE 3 AR A1 i A5 ottt
(Hristova, et al., 2016).

AEZTA ] DARAS] 1A (risk-oblivious stage)ollA 3TA|(risk-prone
stage) = '@ 017h= I ol A FaFS PR = H|H o] 9] Hgte] =55 SNSTH HH.9

HalH S AEZ WA o)A APHLE SAL o A= A H=E YHAHH 53], dd
2GS gio g A4 HEY A AME]|A(twitter, foursquare) o 7| 2% 0] =& X

2 e R A9 A]A o d(social diversity) I RIEA ol sH®
(mobility patterns of visitors) & 3 5= Tetslo] u|A|Z X Q] A E |17 o] H
SR ;E AQSIGIT. o= 918l 201018014 2011 Ate] |19 1 2F 42,0001 712
740 oF 32,0009 9] W2AF SNS ol |31 °F 550,00099712] A =R] (check-in)
RS A5kl EASHI.

2 A7e 340 5 4] AR)A Hd Fm(E AtollA Aljtehe A= A
)2 HEE(7]E EEAFR ALS) Ao] 2] AJBEAIE vfetste] FEZu]A ol
o] 1Y IS F o AL 24517 A%t EHES AARIT= Hloll 2127 .
YA 248 HEYAE 53 45 A4 Aeld b4 (social diversity

associated with a place through its social network of visitors) 7'd-& HW&-sHA 5}

7] Y3} Interconnected geo-social network model &5}t (Th2 18 &b

TR0l A Ul~5%= 5782 24} (usen) &, L1~62= 6712] A4 (location) & R[5kl U
Ato]9] AAAL A8 HEQT A AITA, LAte|9] 842 A Y EYIA A+
A AFEE= A0 BAZ Quisitt. 181 Ud) LAto] 9] AL B4 HHEA7}
SNS O] A AT FAES (T B FAE SNSO| AT FEAES) ov|gltt.
9l 712 YEYA F2E 7oz 54 ol drht g2 <Fele] WEsia

(brokerage), Z15°] Aupt A5 ThtA| E|=4] (serendipity) S35+, B4R

19

4) Hristova, D., Williams, M. J., Musolesi, M., Panzarasa, P. and Mascolo, C.(2016). Measuring Urban

Social Diversity Using Interconnected Geo-Social Networks. WWW '16 Proceedings of the 25th
International Conference on World Wide Web, pp.21-30.
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44 (entropy) T 5273 (homogeneity) =& &3t

AF1H kg BEE RSl

(a)

[22! 3-2] Interconnected geo—-social network model

£X: Hristova 2(2016), p.23

@ (Fx

WEAEY 28 YEYIES F

3 F9==

|A|-9_|I-I EI-OFA‘I) 7<I‘I IlE | _O_||:||

W ocoriquon

okt

a e
Worsausn

Z40] AFS|1A thFA(social diversity

associated with a place through its social network of visitorsi 4712 2] S} R H
A YE/AE Bl == T4 AR o

(social diversity associated with a place through its social network of visitors)

£ 53] 42 Eh 3, PEX

ETIPS

S 54 Aol Arht g 9

A B3] (serendipity), 183l
=0l 1

[ 3-4] @29|

A0 MBIN TN £ XIE

F-Qlo] WhEstil(brokerage), 1E°] Guht Al
tt¥SHentropy) Ea H|S

SHhomogeneity) A}

gatifol nte TR 47419 519 A|E G B9 Bt

=3 g9 224
A HEYT0 20| g WEXISO0| B2K0 N )
= T HAT Lo =) =
CIOFSH AFS|A HI= AI2H=0| XM K =X
Brokerage EE"%¢%E§ 7H°1,-EE% EFEE’SQ_’.\_QI %@‘ fFot At A 71'0)\|'|:|E o HZ col —|O(H|E“)
| S0l S¥EAS YR Gjoic F2EN 4T A
Serendipity = EO = c;’ = o s = oS
2 OE MHES 25| 2L 2 &5,
Entropy SYHA0| YEoh= ARS Tk iy
Homogeneity | SEHA0 Y=Eok= ARS2 S2Y. CASH ALSIH IS MRS T2 8014 =3 (HHH|)

£X : Hristova 2/(2016) ECfZ X7
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Brokerage= 0~1 A0 2 g Fot=m loﬂ eSS SN S1F
U= 22 Uit ol & 501, L1°o]2h= 352 SNSO|| check-in =24
SNS/ A Q10T brokerage $*2|+= 00]] 7MY A L B = T F& R 2=
A= 19 7P7HRI .

Serendipity. 0~1 AlO| 2 AHSIEH 19 742 A2 B2 AlFEe] &9
Th hgo] ol AITke 24 ojujgich, df& Sol, WEAL UL, U2, U3, U4S0] 54
4 115 2 0hs &80l 7Rl ¥R W25 L1oM e E54 v AFREe] ¢4
5| Wi a2 oK 7] wiZe] Serendipity & 1] 77H %It

Entrophye 0~1 Ato| &= AFSHET 19| 7Pher5 S840 HeAa2 1
TVt == A oulditt, B2 Homogeneity= 19 77h&rS 547342] v
A159] F940] o= AL elnlai)

ot
o

go
o

Ao]

P}

A

i

o]

.
g

:Jd

3]
2R}

® 55 1y
O BAO| ARSIK L BAS 9I5t MREA 28 U 24

TAIA 2HAS] SR G| B4 AA stz Sl A G= 7Hze Al
= S0l wet & 979 Al Az 555101, SNSOA =3 E oF 42,0009 709 g4
=< /3719 2ol 9719 A9 ZHEl AL E 2 BTk 19l 97l AT HE G40 A
5] thF/d (brokerage, serendipity, entropy, homogeneity) Fx=5 S5t 5
HER|4= A= Bl 25T

7N it 5 olede 1 UolEgte]| L 7t 5ol A= brokerage A7} =& ¥t
H, FA Aoy sk, A7 A ECA s L AT TR C & WA S EHA
T}, o= brokerage 5A7F & A&/ ol Egfo| XL F7to] YRIYES] A& H =
QEHREARSONA B WA S Ad Faz QFRlof ot AE A o] do] B

o Har weA A7E 4 e AR

97 AAt H5oA brokerage £ 7 =25= serendipity £ = =4 UERATEH
SHA|TE, brokerage 22|71 =2 - serendipity X 2] HE}Eo| A A dl&7s W
£ Hlojytt}. wbA] brokerage HE(SNS AF A& X0 Qi AFRMES BolEol=F
D)7 =8 AALS4E serendipity FE(C])E A QIES = A Hif 2= AGE
= W T £ Aolks d&2 7hssith

mﬁ
)
+
O;
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[ 3-5] ZAO| AISIX CIQY 2MS I3t HBTA B2
a7 Mg 22
01”%:'_&‘_1 'g?_l' Hi=1 AT S Ke) . [=F 5 nl S ZH [=1] E =
(Arts) SST D[S, QURIGISA, 3, 2SI, A8 Hefz| U ARLQ S

k=)

=44,

AT Ald=E

(Study)
A 3zt O|ZZ|O/THA/ATQ Al Z/SQEMY HOAY, S04,
(Food) SOIABA/ LAY HIEH/EZAY, 71 S

LIO|E 2f0|= 27t

L o, ZIEY HE 0] Hf, LIOIE 2, MXSE, 3 22X &
(Nightlife)

QLIS AME
(Outdoors)

TEES MYE Sylol EStel okm MO /SHAISA OXZ MEA =
. ,SHQY, SSEY, A=, HR/AANRL, A=, IEL S
(Professional)

FHHE AEE

) CIESE ABFH OIME S
(Residences)

AE 87

(Shops) S0P, Q2N ZEEX Of3iAL Z7M, MEA S

g

IS, ST NS

’ e

(Travel)

fol
ne
H

&, ALESIRA, RIGHE/7IXIY, HAYRE S

EX 1 Hristova 2/(2016) EHZ2 X714

Travel- 4_7
L T1

Shops- 0.9-
Residences - —_— 2
Q
Professional - C1T1 e
Outdoors - T} S
w
Nightlife - =E £
Food- i 207
Study - L 1

Ats I — os

0.75 0.80 0.85 0.90 0.95 1.00 - -
social brokerage ®  Brokerage

(a) Brokerage of urban places by category (b) Brokerage vs mean serendipity

[13 3-3] 97 ZAF ¥ brokerage $=X|2} 10]| I}Z serendipity £=X| 12X
£X%]: Hristova 2/(2016), p.25
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;-;’g' - - i
01.50~-'-‘i|;' i ‘q.: .' .. _:.;i"
ﬂ.25' - -_ -
0.00-
N}Qt"s.ife. ~ Outdoors
3“1 00~ _|- o
:u 75- "} E iy
$0.50- ,Ia B E:;..
Q - =
£0.25- “Hr{ LR
o -
Lo.00- g
Residences ~ Shops ::
1.'}0_ f 1 -
n.?saE :-k. -~ .
U-ED" .0 l—hﬁl_ '.
n 25 1 = - - d'
000+, AL,
o % o %
é} If'g ‘? ﬂ *\%@ f.;b ﬁ@ Qﬁ h%? ‘.‘J"E:.Q‘Pﬁﬂ '\#
Entropy

[T 3-4] 97 ZAF ¥ entropy 2F homogeneity x| 122

£%]: Hristova 2/(2016), p.27

I Bat T 7 A=A = dAIA & entropy 2] (29| ) 712,
homogeneity 2] (Y242 F2/4) = =7 Ut oH, dl&, 4AAEdE 5ol
1437} we et o) Asld Tk At e o, AN AE ]
FHOE QRARE] FAT FAE AR 4= 22 FAIRITH

o rlr

@ MERITHO ZIEt e o 22}

O TITYY - A9 Areld Tefd X|EQt S34|EX|4=(IMD)Q| SA

H Ao A9 ASIA oA FZ=2Hbrokerage, serendipity, entropy,
homogeneity) 71 4:9] A& =5 (IMD) mHetsto] AEZ|mAlo]ld APF=E ot
o5t 1l 3t o]t ehad 7HYE HUA| XG4 R A HE kT

H3E - ool S MELMAHOM e S 5 AR ZAF 71



O 2E9| X[F-1E Y29l Afe|H L +X[et o[0|

(a) Brokerage (b) Entropy (c) Homogeneity (d) Serendipity

Figure 6: Geographiic distibution of diversity metfics per Londanborough,
(72 3-5] 2BIA| XISHRE SHAS| ASIE iRy 4% S5 XIS
ZX: Hristova 2/(2016), p.28
BNAEE 4
Tl 77 A
7h A reRd:
o] X3P 715/

2 53] brokerage, entropy, homogeneity A& 7|1E2&
AU AT P A7 T, SO R 5% 1 7
2 AR A 7ol SITo] fRlol oA e) %)
ol &

UL WA,

Rl

O HA9 Ae|X Ty XEQL S8t ElX|=(MD)2| &A

=

& >

g = § 2 @

E 8 £ ® £ o o

o 8§ 8 ® 5 3 E &

= 2 5 2 &8 2 &5 3
. p—— 1
— »
— ] [T
o4
g
o
homogeneity - —ag
-04
. —0.6
serendipity . ik

[2 3-6] KAL| ALS|X CIFAO| K| EQ} SEHAE[X|42| SIX|E ZHo] BHA|(H[2l/ YHH|2)E H|wst 1
g

EX: Hristova 2/(2016), p.28

9] TFmo] A2 o= AS|A TR SHIRAE 4707} (brokerage, entropy,
homogeneity, serendipity) 7t2 5ol S E| A4 SFY A3 7707} (imcome,
employment, health, education, crime, housing, living environment) BjX] o] o]

= O FHEAIE B3 Aolnt. A2 FEN|| TS 7 A HZ W AV
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Sk, AL H2AM| 7Ph&rE T AR R TAL st AlE S0, A7 =R
o| A brokerage X|HE (t}F4) &} living environmentA| & (A& %) 7tof H|H&A7T
345} homogeneity A 32} living environment A3 ZHofl+= ¥ g A7 735t
SHAIRE ARSI T/ A7 A Ho| HEEA] 2B 27t 2 22 o™, it = A
34 o/ AF7H F2 A o] HIEA] A E| w7} 2 22 ofyt),

MNinw hamil
______ Hackney®
30-
Greemwich @
Hd?mer miets @
Hammersmith and Ful?nam I-‘a
Branm
IIS-FHQIUH
- 20 - EI:MSH-Guihwark
& Eamdene
E [eloy ] ¢ 4
O Westminster @
E Wandsworth @
= Hillingdon®
Houn show
10- .
Kensington and Chelsea @
A wr
ﬂ:ru;;bﬂ upon Thames @
City of London @
Martoni
0 Richmond upon Thames @

L L] T

0 10 20 30
Brokerage Rank

[22 3-7] IMD} Brokerage RnakQ| A #H =
EX: Hristova 2/(2016), p.29

=z

o|Z AU AT EL 7|F o g T ug R oS} 2. 9 THIAE A
A W 3370 A9 ALSlE ok Aot Ao TAE HATE Aot} XEFS
brokerage A =9, Y& BT E| A5 9], G+ =Y 7] entropy A E

222, Q9] MARS 2010~20154 Alo] B84 E|x|4 WSt =S UeR) T 9t}

_a

5) Hristova, D., Williams, M. J., Musolesi, M., Panzarasa, P. and Mascolo, C.(2016). Measuring Urban
Social Diversity Using Interconnected Geo-Social Networks. WWW '16 Proceedings of the 25th
International Contference on World Wide Web, p.29.
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A7 2R IAREHQE2 A of 91X8F Hackney, Tower Hamlets, Hammersmith
52 A|9GT-= A bdd A7 =0t YRS ol AHiAS golskal 45
FEr ot A7 o= AHstth= 7o) At o] A9 AE=] o]
o] oju] UPAAY AP SL &E0] &L

7|3 1-4AHEH ARON(REF S7holl X3 Southwark, Camden, Westminster,
59 AT 124K API(91F 57Dl $1AI’F Newham, Haringey 52] A<+
S2 A= =Y AR g A= AHAS 7] diZel AEZgA ol o] 1Y 5
Aut ko= A3 gHEo| £ &, AE YA o)A GA LY FFoA 1AREH W
AR A H5 Hrh= AEZgA ol E APH X Ho g A& = 4 Ut
vy A7) = # 9] 2AREH(Brent, Lewisham)© |t 3AREH(Kingston upon Thames,
Merton)oll #IX[et AFF=2 UF 2A&9o] ot o7 =7t @2 X
(brokerage A7} RZ)oltt. whebA LJFLAZ 0| ot A E 2ju7A o] o] ety
The Al AE3E 872 FAISHFARAIAREH A€ poor boroughs), EAH9] 439
d S A AAISR=GBAREE A 97 wealty borouhgs) 43l 35ttt

o]
o

o|ZA 49| ARl HF/d(urban social diversity) ]:}—iﬂ- E‘é]r 2|E|A(MD) &
AR =X E4GA(71 A= A G2 AEZ|gA o] APH =S Z4 5t 9]
Zoh= 712 B8 D 7ol Atk &, EtAlE Aot 11 X]-4 HolE 53 7
AJA Aol M EGA Y] A B =F opofslal, SNSHEES 53f H|A[4] Aol A 1
A ALSA] P s S 4°1—E“1 SR o] AE=|HAold HARE 4
AR o= dAlof| YAISh=A] o= 70w &8 4= Utk

7 AFolA= AEAIY A HFE 7o Aoy 55 o5
o g FJHE FHste] BASh: d7E 57 }E TR &

A E A o] MPH =g wtefstal o &sh= g iy

olr

4 Amreg
4 Bl

A

_WL
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>
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2. "=

1) 4L : ICHK|E JHet 543

oE.

O HMETFHOIN £7|4E AAH 2

ujse 22 Ae HAold #Ato] wAl9) e HAgto thElwA Ao AEE)
T Ao A4S XSG o2 4 Y 271 AR © o A AE A} 4 8o] it =
o7} gy, olo wet AEa w0l BAS Aol RIS 4= ke e 2T
ol 2714 A|AE] B A7} e EAIS FAH 0T s AFHYT.
20164 712 T2 11709] EAIOA 24 FolAut GrEch), e v2e] e
S Aol %7174 R AR L R 271X o0 AE ejn Aot Ax] @4o] 27
o 9T

O X HETAOolM

JI)|I

g S AR EHA

3 435(1970~809H), AA|(1990th~2000 T, 2008\ #3), LES(Lower East
Side, 2000~20109dl), BRI (LS| HAHA-HE~HA) 5 780 THHIE
&S AEuAR|AY] FdH B4 52 B4R =0l HE0] APE ] ok
Zukin, L Lees®}F 22 SHAE9] A7 i #2411, o|e} Hedsto] 22 A4 A EE
1A o] d(Commercial Gentrification)= 7517 93 A+-5°] A= 1L it
APAT=Z2 AoE u), v=9] A4 AEZ A o] do] tigt A= ARHA 02 o]
Al AR 2] duf =2] 2ttt & 4= Utk YA AEZgA o] H o= Qlsf 1LEA]
7ol Ws}, AHRe] §is) T8l R19] §t 5of A= o e W2 A B
Sich A2 AE | Ao] A9 FEl= AR v Ao|siA]ut AH1A AE |0
o] 9] Tl o] FFA Atet AdA AFE Sl A1) B AL /It

&

w0 o] Aepa 2] dhat 4 454 82 4, Aelolsc

6) 22(2017), =] MER|HAOV 27171 A2 7t ofw], 253t =AIEH 263, pp.64~69 FAL
7) @A ulso] AETAC|E 27141 Alag AL AFBLL RE2 L

8) Chapple et al. (2017), “Transit-Oriented Development & Commercial Gentrification: Exploring
the Linkages, pp.15~16 F1L& =],
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2) 2 A7 A HE

O O0=29| AAX MEZ|I|H0|M HI7{LIZ(Mechanisms of commercial
gentrification)

o =oH AL AN B = 7HX 012 MIA|

AEZFAo]Ho] HAYIEE == WAYSo|| thd] Hackworth and Rekers
(2005)= =3t T AAA T/ 7 7HA] ol @ AATskoint. w2k g oA vt

= AEZ AL AL F=35ke] F7H4 E&H(spatial expression of critical
class politics)°]2tal & 4= 9lo™, o|e} ge] HAA WolA= iz AR ol&
(rent gap theory)< EH= A EZ n|Ao] o] WAfsl7| Yt QXA BA T2 B
AL 7HAE AR

o AH[X} 7|HO| Halt HF 2HRAIHIS St

1, Chapple and Jacobus(2009)+= /A2 Mdk= FAG7 oA Yet= Q14-#AsH
9] Y9lo)AF Axtetal 34513 tt. Chapple and Jacobus(2009)= AH| A} 7|4He] H35}H
OF I AR T = 27 HA] ARAE HlA Y S0l A7 E=5lHA G A
EgnAloldS YU =S THEthal 45k
Meltzer (2016+= AH]Z} 7|9to] WSlolHA] AH|R}] =871 WShelal, =2 Q5| 4
J2 AE A o] Ho] WsH= WAYES ot 53], FASIH A EHHA
o]0 2 QI8 AFRIo] ISFsHHA] AH|X} 7]5o] GapR| 11, T1of| whet 42| ARt
A8 ofy g} ThEdd o] Halshs Y7o HIAYUSS A5t

i

o ol

=)

Chapple and Jacobus (2009):= &Y AFEA7} o DA UYL E o]0 R =
ARt Ay}, MEHA| AT T FAZ7E QIFH 2] ’s7H A4 ¥istol| 4
P UHZS R 712 ARl Alsshs AlE AB]|A7EH o) AHRL
85 SSATIA] F5HAA 71& A2 B aS A dok di7 1938 A 2u Al

| S0IAHA AlFat M| A 0] g A o] A sfA| 1, A} It A o] FsAit 7H4
O] F5SHAY A7 Al =7t LEHA FF-FAH] o] oyl T3 A2 Bt
HE7} SolHHA HiE 7+ AL B 7 EtH(Meltzer 2016). 7Y Sofvt
FQAMIE HIE THE $29)o] ZoluA| F5HH, el 71 A& 2= 71E

o] HiA o= o]oj2|1L AEER] 2] Ak ofHARI.
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i

10 ofl X ol
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3) MeiX HEZ|OAH0M =HX|HE(Empirical indicators of commercial
gentrification) : gtk

@© S7HE & =X

FAA AEHuA 1A o= AFAPEE AosHARE, 7HA] Bt A2 A4
A E T A o] Ho] 2] A4 7|HFK context-specific) @AT0] a1 wEkA] Wl A}0]
ot FEIE "ok ARl o] A2 A E ARt A #7F HET= A& Rt o]
23t Fol A 07| A= vl=9] i A ﬁ]Eﬂﬂ?ﬂqu I AT ES EGYE, 7P ght
2 0 2 AMEE= YA A ER] A 0| A #E aEs LA} Sk, Tt 11 Fol A=

270] o YA LT WO AL E B4 Aol ek AT 4 U AR 9l
SHAIEL, ol A2 B8l AN 2 ES0] 44 MEe T Aol Ho] Lol %
F9} Auurao] ApAE QA T AR S Thola 4 et

e

@ (™ HEZ|LH01M) ZEXIE % 20|

o714 TS AES0] S5H AL A Y] A2 AR T2
0] A 0 2 T}, g ] Al MseR olg (1) AR A8 57 A $5
27 B ASH Tk, Q) FAR T 152 njgiek “Aze PF 4
ofF (1) 5 AvlAEo] HEshe FEY 37 () HIUHE YA} JAHE AL
ofulgiet.

[Z 3-6] O|=2| 4X MEZ|I|H|0|M SH™X|E(Empirical indicators of commercial gentrification)

PNE:S X|E2| o|o]
(1) M M3 B7L 4 58 37t Y 4H XS AA
A ME2R HEIAA

(2) Mol sl 715
(1) EX AH|XE0| MS5sH= MOl S7}

MER A2 o4H
(2) CHYOIE X1t FMEE H1H™

&X : Chapple et al. (2017) 211N ECHZ XXt M4
o NI M3k A QSAM ol A X|I&M (Turnover, churn, and retention)

44 AE 2] Aol o] B4 A5t Ahio] S.9l F & YG7A o]oiA| L 1o}
7} 4blo] wisketrhs Aole}, Abe] WSl A o 7 245t 4= e, 7 g

M3 - ol S WESMHOWM FIEt tig 5 AR ZAF 77



9] HgkR=A] ol W 7|& o] AU E A 54 FEE duhv Aed 5= 9L
=4 ST
o PNl Tl 7t5 (Disproportionate impacts to minority-owned
establishments)
2 AL B oliASY AR AeASe] Sa% AT eR oAZIG
(Sutton, 2010). L2 4AA FE M A o] A2 o] 213t FAIR1S] FA= ofHA |t
T=t, 1 olfi= AdY HEsHAY AtE7E YR HIRA] 7] giZo]t.

« EX AH|XIE0| MSsh= MK (Signal establishments)

Thas F210]7] SEA|EE, =2 NAICS =4 U2 435713 22 ol-8sto] 54
aB|RRSo] Adeske AFe] 27 UA AE=mA el A7 =7k o).
Meltzer and Capperis (2016)= NAICS ZEE HEZ 54U (necessary), F71
Z(discretionary), T H&(frequent), 1211 H] Y PE(infrequent) 5 IA 4714]
E?Lyi—ﬁ}oﬂq A2 AEA, Fad, 3741 © Y Bl FRseE T
S e FEE A the FZoI. F7RISS BeASe] AFED Bl ofY
H o7hgoz Qs Alstet AulAzrA AAES Felok=H] Qo] B2oAl=
SLAIRE 412 9 FAF) EolFE AEL AR Yol S4RE, 9l oh]
 FE8EA0] oo gt YT AT FUsA U B2 Aa HEl= AJE
S AE3] "zl HollA 7i7te] AIslotof e, Aoy sl g2 &=
131 2%, MEfa, oF= S5 7] s, vZAAS2 7 OF, 7= 53
ol 27} AR SHlEh T "M Zote A H= ot
+ HAOEL} YMIFE (Chains & small businesses)

A1 Al Aol vt 474 0 2 aiEl Q1% olelolE AEO) it igutEo)
U o}%7H 44 A wiAol o] NHAD 4 ek FAYEA hgetE Ao,
2 QI8 Yook AR AHY A niAol WA AUl E 4 AT 4 9 |
Ago]7] dho] ghe spApEo] o] Aol B3}k,

9) Center for Community Innovation, 2014; Meltzer & Schuetz, 2012; Plowman, 2014: Schuetz, 2014.

10) Basker, 2005: Haltiwanger, Jarmin, & Krizan, 2010; Neumark, Zhang, & Ciccarella, 2008.
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Meltzer and Capperis (2016)= A AIE A Ho|E & o|-&sto] 4H F-57d0l 54 4
A AT, 1xzet, 121l AR WA= FRFE BASII AT Ao W=, 4
H 1585 245k 8912 oiF A9 234 KRl T= AnReL HE 221¢

< B3} of7]A AB|AREE Sid & (census tract) QHl| AFol= FH1S oJu|gitt,
2m A F-57d0)g Fo11 7|7HE%t o] FoiH s P} HH o FAE RALE &
I, FRoll= sfig717ke] o W 24 H3x40] S e R A H A o]} mprEA]
2 A ASAHE AAA AEHuA )AL A #E A==t L olfi= 3
A AEu|Alo]do] dojual Sl FloA = AR A% Fdol oA 7|& F=
Zhde Wl AR B B2 AR 7H A a7 E0] 7] whiolo) e v S
AIE HVdeg 3l o] A= A EZ|gA o] Hdo] Yojuk= Zdat 18R] &2 9 A
olo]l /A A& doll & Zpol7} gtk A&, thA] Eofl 7Hd T Rifi=l= 23E =25
At

o] ejo &= AHo] Wsl= Hzo I, 1§ V\ HEo Pt 508 574 7t
SSFEHD. AR o] 213 X 3= HEEA] A Al | Alo] Hof| 53HE7] Hk= 9]
ZAAREAQ1 W3} S0 & o] 7Fssitt.

o FMMel Tl 7t5 (Disproportionate impacts to minority-owned
establishments)

d

1= iﬁ?ﬂ@lﬂﬂi OFA[o}Rl AF 7 320f| 3t Ong et al. (2014)-4 Ao w2, 4
A AEZTA o)A ohE ARIETHE FAVIRINA B & W& Y= A

g ulsr AITTAAT uld gAEZEO| tigt Center for Community
Innovation (2014) G7oAE PR IR 2 22 1A 550] S AA 4Ho] Hst
Sk, 71 9F5of| SlATY A 2o Higso] thE 159 T F34 whebA
GAERJAA Tal7t 7= Aot Ad Az m]Ao]do] doju= AT 2 B 4=

Lﬁi

AR

+ EX AH|XIE0| M&5H= M (Signal establishments)
54 AnREo] Agshe I, 1oh A8, HIEAY 47HA] S B9l Meltzer
and Capperis (2016)= 59X 2] AAIE AAsHA=tl, I Ao = A /g4

PE2 dg Zol AAFshe e 25415 42 Aol 9= F= vhdol| B4+

11) Chapple & Jacobus, 2009; Dalal & Goulias, 2014; Meltzer & Schuetz, 2012; Ong et al., 2014;
Plowman, 2014; Schuetz, 2014; Schuetz, Kolko, & Meltzer, 2012.
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7t PE2 Q22 AASASAAT AAAE AlE s Hot. A/ B FE2 v
JE7} =0 H|5] AHH X &AJo] =8 Ao 2 SolE|Qit) o] LA/ A= Axv}
2o8l2} S0.0) MSlR R T4 YT WA RS oJulatch AR o] AT B &

H|ARSO] A 2ske Eo] HE Mgkt A A& viAls 3ol 2= 3=
SolZi}. it o] 7o) Ank 2485 90 7ha EE v/ 450
7he A4 AE A 0140 NIt F 4 9L AARIT

o [HEOIEQ} BMIFEE (Chains & small businesses)

Meltzer and Capperis (2016)2] o] b2 tjFulEL} o] rﬂﬂ‘ﬁ d AxZ=t
L7} A2 A9 A 3zof| H]sf A2kt g4 A| o] FoiR| AL, AlerE AghE R oA 45
o] 2 9ol AHsh= Bol ARt AL & YEhTh Zukin et al. (2009)—4 |
= dotk AE|ujA o] do] AlAE AL QIFFE LT Sojur| AlAfsHH, HigrtEZL
SoAHEA 71E RIS AFE 5 ¢S TE A Y A EE LEA TIEE= AL
& YEST Zukin e al. (2009) AHollA= 1990 H ©] % 782 AE = u|Alo| A
A Ao A= iR 7198 A1 HS-2 EE EofuHA] -2t Hls At Fa
= ARJNAY B2 5] S0l Btk o 789 7GuARES ARERE
Meltzer (2016) AtollA= AE= T A olA LAY AHol A= A1 o] SolAHA] 7]
&8 Pold 7hs/do] w2 A 2= YERTh Tt Meltzer (2016) A7+ ?HAl=
FAIEZeE AQ1F ] A o7t T FH AR = Fold. YA EE= A 10091 ]9t
O FxE, T3 AL BARS &3l st o] thE M AdE = FH
.
NFUEL} GAHER 25 F-Eotke LA ols A7 2= B0l Folord
a7k ol ANA A= t7 19 E A2 ARIF 0] AhofA B 2 219 L7
7, 7o, L ARt S-S A5 5= Urhs A= s Ak 71, 54 Adlg
2 Aol A AFEALE AlSSHA| AT AP A= A oA AP EES AT
Uk FHA Al 71 2ot AlId oM = A8 El East Aol AH| A
£ A7HE 355HA] 9L HPRAIRE S etthe AT 1A ZHAA |oh AR €™
ofiE T EESHEHE o & 7}ﬁ°ﬂ A oF} FAIE TSt webA, i EHtE
o} YA REE FEohe A4 AAA AEZgA 0] 9] thefRt A FolM =
714 E Aot AR1%o] S0l A sl FAIREZ Dedths §F ol 24
= Wkl Hotof gttt AfEA S04 th71 9@ A ZeE AR A FHA ol AlE-

T2
B A, Al 193 18R 52 L EA] SR & 4 QU

l

jag

I'

=
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4) Chapple?| 8= MEZ|IAH0|M £ & 6IF

ulo] 4914 AEelnAlo|dol that P 2L 2 o] WalAt e
walo] 2 3 AR A%, AFA, A4, B4 A2 9ot HE, gt

of tisf o} =ol3it}. Chapple 4114 AE Y
Aol hFILE o188 P WEATLL] BAZ Avl A ek

@
2 Ao E ] Mol e LT ofkEe Mree ST EM, i
=

ek 49l AEElsAlo A shte] FEE A Ee Zgstoirt

AR AEZ A o)H] Q3 ATkl o = Q= HeyE= 1) HEAEES] 754
(infrequent establishment churn), 2) 571959 f-54(discretionary establish
-ment churn), 3) £591F A3 A 9] ¥]S(minority-owned establishment share),

4) H]A1Q0 JAFE H]S(non-chain small business share) ©]t}.

[Z 3-7] {2 2| U= MEZ|O|H|0|M SH™HX|E(Empirical indicators of commercial gentrification)

X x|z Feol X|Z2| 20|

)g

HZHMAZC R854 HIZ e
(infrequent establishment churn) 240f] Y51 H™Mok= HIE (%) M

B 40| Y MNAE SN0 242 METAO|
£ =

270150l 954

(discreti tablishment B71UE JHO| oy MMAEH 3540| 245 MEILHO|
iscretionary establishmen N _ o =
v Of A5t HEsh= HIZ (%) 0] el 250] =5

churn)

2015 AR JHA HIFZ N
. . . el
(minority-owned establishment  __
£

share)

HIXIQ! SMIEE HIS HIFQ SMEH HIBSQ Hald HSHEP Ma
M

(non—chain small business share) (%p) 0] M0| LS B150| &

£7% : Chapple et al. (2016, 2017) 1M LIES EUZ XX} xH7M
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©

275 14

o AOIX| HMEZ|I|H0|M X|& £ HitH

S7E 4709 W= 22 24 00l 2o 1008 9] ME HE3EL, T Holl= A
JA A E Aol Hof| tiet 2 A1 01‘5H~ B o2 7RSA|7F 47 9] Hspof] 7o

1, O ool 7 AE LR 47119 M-S FAtele] AFA 082 17119 A
A AE 2T A| o] A4(commercial gentrification index) & ZF AAAEH | o
3 =&t uhA|Eko & 1990-20001 7} 200020131 & 717 2424 sl =R
A AEZ DA A A7t 7HE 2 AMAEHEE 439 20%21 AAAEHS 4
JA AE Aol o] XFPH A (=1) 2= A=t 12) & AoflA= 20109 = All
MAEH BANE o853k

- R XE Y N u

i

£ A= Walls & Associates SIAFZ R G191 | Yol=2] 1990 A] 2013
WA National Establishment Time-Series (NETS) AH2-E HFO. 2 1990 ~20001
7} 20009~2013'd0] thafl 2+t 442 AEuAlo| A M4 =E3I3IH. NETS A
FE Walls & Associates SJAOf| 9J5f 7idte A AQ-H Wslo] digt Akzo|tt.
NETS A=5 v 02 7 AAAE= 0] QX3 A4 9] 5 1990-201397F v d A
Abslelet. B3t A9 A4, 1A, A, A& 52 B Attt U 27 2A
U A 22 44 (outlien)S A5H] Al 4710 Ea= 1 o] AH viE0] Azt 53
THE o)/l A2 AlElA AlLfstlTt.

A9 AEAE, AWE L H-E2 NETS AR5 A=} NETS &9 A=S FAAl
TESHATE 2 AMAERHER A/ At AAE%), 7184389 At A&
), 712349 A7t HHE%), A3 A A-E%) 471 A& AFEsHSih

o MAX MMAEZ X|Hol7| (Defining a commercial district)

FAA AE A o] A|55 AFAA AMAAEH YA =&517] YsiA 44
o= AA Aexyolrg o= P4 AMAEDS Fofstal A5ttt 19)

12) 2435] U] 80%] sk A AEAE 44914 A elw7o] o] el 9he 7 (0) 0.2 4
woic}

13) 18] FOR, 3787100 e e 3t 7 A Aol A AMAESS AR HiA A A7)
BAEE 55 5 9] ol
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X, SA AL =AY
L u

FRAH AAEEAS JA, L7 A4S T2 52
AT ATEET =2 302 OISt ol ALEE =AI9F AY

A

ZSKe)

H|&(ratio)°] A
T Wo| oA B
D= & ATE WA AMAES ] FHA O 8 Uiro] Alilstgion, 4AE
LAY HlE(ratio) FUEEAGHAE MAAE A F ELEA|HHA O 2 Ly+0]

Altstgiet. A&= DataQuick AR B7HEANA AFE= 2 AAAEDE
HAREE SEoIle) ol i 22 W 0 & Mgk AN} 2 AN
£ o & AT FGH AMAES] B oot L

\ Commercial Census Tracts in the Bay Area

Mon commert
Commerca
. 5 L _—

— Catman
— VA Light Rt

[22 3-8] 02 MMAE BTN XIBE MRS MMAS(E: ZANHA |2E|, 9: MIUA|AT)
£X : Chapple et al. (2017), pp.22~23

AP ATE A EH, AU ek AA () T2 2R DAY A7
20| FEEE= Aeg Btk 7Y £2 U7t San Fernando Valley ©f =
d. 7=t & 5 Qi o 7]'§°ﬂl‘ T o] SHISUAIRE A
FEEAY HAE 7|20 & AL HE w2 237 e A] 942 Aoltt wt
A] o] o= ARA ()7 A @-’](‘o} A& LA ) E e} vttt oA, =1
A Q) FF-EEA H)= Eolut thFA| 1 1} o] vt A o] Wol -85 11 qlck
L A 7S 2 HATHA S ZARISHARE, AR 71 w2 A of) vls) a7t B
A= ot FHA F O (F A=A T AR ol AU A 4_1/\‘]&\__3_1 ]‘—4' =
A BG5S A== B3l Ui webA o] F7HA] 4 ﬂ% 5
& 500l e 7HA] o] 21 S55he ARole AdA A AE

)
g
>~

513

ol
Olok
)1 0
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@ JX HE|THO0fM TITH L ! Aut

O =H 94 (Defining commercial gentrification)

0] A = Meltzer and Capperis (2016)2] A4 AREH 27HA] ZHA S 5437
574 AHSE A A= FHA oAt AR, A e e AR AE
Y5 FAbsto] AR F11, B AA 717 STHAHOIN S48 S4-ATE 5
A AREEIT HIZA AT FUHAS2 42 NETS AF=2] 6AF2]5 NAICS (North
American Industry Classification System) = H4E o|-85fo] ZF AEEZE AS4
£ ARSI, 54 4I5S AT o] F AFY 5492 24 00l Fdf 100714
O A= SRt Fof|, FFA 07 AAA AE=u|A 0| o] AAZ.

N
Y
&
X
B

g
P
N
T

I 2 24915 f- A0l BISHE S]] NETS A= =
£UF 2 A of ol it HuHaE o] 83T, 2pRUF A
‘FHTE Al EL,
S AMAES O] FAFHFE ST LA AR 7173 22 A
MEEZOIA THE Al A E o] H3A
A AE=gACldE Hol&
Uk, T2 2 2pRIF A AR HIS RIS 24 0014 2o 1009] A
ST ARV S HISHS A S Sfuledtt. o] A= 35
Sto] P ARERTE e A HEHE 3] F23 A= WSt ol A5 HH

FhA AE|m Aol A - S35t FTole A EYopro 1 F

A4 8 #AAAL Q7] W Zelet.15)

NCoEr o
gl
2 1o

i
OIN
fllo
)
25
_?L
N
(o]
%
N
=
>
}>
O
e
b
P
=4r
o,
o
M
rs

b
5=
-0,

¢

| L
584 3
I o)
BER w T
>
o br ol
g
oﬁ H ¢

3
=
T2
.
M
e,
Dol
T
us) e

el

i

o

)

N

~

[m

it o

Ar2EE = HIFQ] YHVFHS] HekE 54517 A8l dds Ak=2F NETS A=

A ‘Related’ Zh= Grit B2 F 3} ARIYS 7L UEA| defF= HEE ANGS

14) A1 o] 14:0] 3ol ehefti Stele) bt gl o2 5, el 52y 5 2 o7t aelsos
FEAAEAL X 471 gk ol et HEA AR & 4 9l

15) o]2fgt AA2 444 AEu|Alo]Hof T3t A Aol A F&-o] Stz Hrt.(Center for Community
Innovation, 2014; Ong et al., 2014; Sutton, 2010).
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gtk u11Q FAAFE ol 94 Y47} 207 mlgtolofof s}, A AL 574 wlgko.
= Aolsigct. o @A A&H u)% ‘:Hsa} JJ*OOM At 1009) X2 A=Y
A 525 AIS] BAVE SIS 5 S Slulaie ALl Al
ol 2|%:0] AR Tl 38]2] 7HEHI S 3 6} =4 2858 AT A
AT 30 5 RS WSO

2000-2013°f| o] &3t A, vEAAF 5492 3.79, FHAS e
2.83, 2500F A8 4= HISHIE -0.337H 74, B GAAE BlSHEsk=

-0.129H A %ﬂai . o714 fsAdolst BXo) A, A&, Hd, B= A
=]

= Folct.
s Xl ol A} T7}‘§5 549 Hogh 3.372 ZEEITh 7EAIE FofstaiA
FFHoE QIE AL LY A AEA0lA A4 2169308 &
Z5| 3t JgH o g FE A o] o] WA
71202 9] 20%Rt = B =, 519] 80%C]l
AEg]u|Ao]Ho] o]A| AL P 11 = A0 Tk

H 3-8] HiHAZ 22I2] YX HEI|TA0[M X|4= AlLtZmt

Variable Raw Value  Re-Scaled to 1-100 Index  After Weighting

Infrequent Est. Churn 3.79 14.59 14.59 (x1)
Discretionary Est. Churn 2.83 10.87 10.87 (x1)
Minority-Owned Est. Diff. -0.033 46.17 138.51 (x3)
Non-Chain Est. Duff. -0,12 17.65 52.94 (x3)

Sum Total 216.93

&3 : Chapple et al. (2017), p.27

AZZAI TR 2 Hof| A 2} 7I7PE 2 A Akt AT, 131 Al AEA A
A AEgu]Ao]do] Bl e Hes b}E‘r‘;kE} ol Hi=F A M AEH ] 8%
of et =LA 2 7R2-E 9] 734 22771 Al 2~ E oA 4 A EF 1|7 o]
o] TAsk= AHA AAAEZ O] oF 10%] S22 YErSITY. o]et o] =&H
24 AEgACld A 2 A2 H2 F2ollA 44 AEmA ol o
a5 A4, HSLE OHEE, wSAL S32] BAE Tefshet| ARGE A

16) 7154715 AURFoR A2 2 A U011 A iR ol AAR A
A gzite) g B ZAx}o] 718k5kaL QJtkBasker, 2005; Haltiwanger et al., 2010; Meltzer, 2016b;
Meltzer &amp: Capperis, 2016; Neumark et al., 2008; Zukin, 2009).
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4 ol A eju 0|4 el 771 5] o]201X7] Aaksieict 1
o= A5 F4loz nRolq L Aol A7E 45t H8ste] A5
TAo] 8 5 Qe AATIS AR QUHEH o] 22 HystuA SH AT
2 o]291ou}, 19909 B o]% Tl A7t o4 HE | ek AU
11} 20004 0H ©]F 5] EAI)A] Lojukz FXA, HAA, AH8)A] el W
Aopo] Fe BASHE W EC 24 AEejuAold dSo] Fus] AL

=1=1 A =
QIek. H2 5| AEuAo| 4 B AP Aol He Ader 5 e
go] of = AAstel, 74 AH|IA] ] FME ]| Ao @/t 5495 Aok Al
7} eeg A8t et
H 3-9] 200447K|2| S5 A2 HEZ|TAH|0|M Af|ei7
Stadt Untersuchungsgebiete Jahr der Quelle
Erhebung
Berlin (Ost) Prenziauer Berg 1000 — 2000 DoRAES 1298; HouwZunzeR 2000; BERNT/HOLM
2002a; HAUREAMANN/HOLM/ZUNZER 2002
Spandauer, Rosenthaler Vorstadt 2000 KRAJEWSKI 2006
Friedrichshain 2003 MEeTH 2004
Dresden EuBere Neustadt 1003-2002 SAS 1003, 1006, 1000, 2002
2002 GLATTER/KILLISGH 2004
Erfurt Ostvorstadt (Kampfervorstadi), 1003-04 WEISKE 1006
Andreasvierte|
Frankfurt®Oder  Aliberesinchen 1093; 1008 MARSCHNER 2000
Halle Paulusvierte! 1906-2000 EDER 1006; FRIEDRICH 2000
Mahlenwegviertel GLORIUS 2002
Leipzig Sodvorstadt, WaldstraBenviertel, 1005-07; 2002  WIEST 1007; HLL/WiEST 2004
Neustadter Markt
Musikerviertel 1909 HERFERT 2003
Connewitz 2003 ZiSCHNER 2003
Magdeburg Hasselbachplatz (sodl. Altstadt), 1995 HARTHHERLYN/SCHELLER 1006

Goethestral3e (Stadifeld Ost),
HeidestraBe (Sudenburg)

\narzehn Mlkml.agen {u a. 2005 WEeIST 2005
Ibachplatz Be)
HAostock Kropeliner Tor Vorstadt 2000 GERDES 2000

Z£% : Jan Glatter(2007), p.26

AEe Ao 0] P51t B EE SAHSHe A AT HE R vleislo] A o
oF. 141 2015910 I2) 2 P41 ARe] (0 R Eefsl, 2, v
W45o] Feiste] 15 Qo] AEe|nA 0| et BelE ATE FPHe A7t
Aol
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2)

rk

o 17 % TH

O 19805 E 2014E7X| SLOM HEZ|T|H|0|E 72| H7{17)

Jan Ueblackert= 26}t BEcfs, M2 F2E ot 1553} §stel 198045
) 201467 Sl A AESACIA i 327] SO el 2
120748 4795 21 7he ] ThAl 70709 A7E R0z tfe BANES A gstol
50|49 AE LAl AT FeS BASh

FRT A8, 7 A AEA T A, 121 o] A5 S Bl Ant
skek 4= 21%11011 5olH, 5] AE Ao AHA, AIS|H, A, 44 SH
< HESH 7 Aol A 261 thF= B4 2 40k ZARPY, RAMET 5-& 2ot
Ak

© Yo MERMHO|M 2 7 S8
AEgA A T A7 1980 H] SEHA A glom, 1980t & 254 &

stz 1990 k‘l“ﬂ ThA] AlEFAT}. 1990 T SHkEE] L oF7ko] MEC Qx|ut T
d A7t FE3] S718kiH 18

35

OI

[O2 3-9] HEEH A7|0] M2 3 AT ZISHSEH(N=327)
£X : Jan Ueblacker(2015), p.11.

T AolA ez she =AI19] 31H] ZXE AuEH, HEY, e, i
1251 BEN YT H O ek HEH diet A= 56712, °1F 37i%ke] 20004 ©]

17) Fritz Thyssen Stiftung©]l 2J8f] A|Igto} X3 H Jan Ueblacker(2015), Projektbericht — Entwicklung
der Gentrification-Forschung in Deutschland 1980 bis 2014, Fritz Thyssen Stiftung, Berlin,
Bonn, KoelnZ, o] &44-9] &S HIE0 & 2455k

18) A, p.11.
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Zof| =P =] At olo] s THEZ, HEl 121 BE] gt A= A Al7]e BA
N EA FEIIT HIEY T AFE AAS] SofvhEH, A7 2l 2ol M2
(Prenzlauer Berg), 22| =23 A5}Q1-F 20| 2W| 2 F(Friedrichshain-Kreuzberg),
Z18]3 o] E(Neukoelln)oll FF= 0] 2= & 4= Ut 0] o] H| w4 B2 9]

A7 R EARE TFIF2E/uR], FAlrex A, T2 2lo] A3

501 glek.19
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[O2 3-10] GO E|AUH EASIE(N=287)
£X : Jan Ueblacker(2015), p.13.

© HERILFHOM AR WHET} K24

248 AFEIIAE oRt MY ATIES] EUHOR ALY, e
ALEL 7lo|=2lR] Qe Leitfaden interview)@} 22} Hlo[E1E-4(Sekundaerdatenanalyse)
2 A A8 25 AT R B A} s

19) AAA, p.12.
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2771 @M= FRIER, 7719, AE B2 33 ZEE AlAetsh] el v
W (Kartierung)e B8ttt vt o4, 7H/719 A22A1 o1Y2A} 24 3
SHRdA 24, o, HIERAL duto]dE 3l AHREA (Dispositivanalyse) 5 A3

405 AFgHIET} HYlr}20

7718 22 -

HE

A
s

oH

7tol=atel olEs
2%} HjolE] 4

AR 2

Mo

0 5 10 15 20 25 30 35 40 45 50
(73 3-11] &72] TARYHE TE(N=149)
£% : Jan Ueblacker(2015), p.21.

- HELFAOIMO| 474X £BT FQ Q4

FulHoNA AREE A E AES A 012 7igo] HLo =UH ol F, 1 HA7H A
FFEAET, 2 Aol A 7SI ARSEAY EE A olle thE 4714
o] 2Hd F Aol VA W82 etsial Qlet.2D

- AHR)A S AR]E A7 2 AFEEC] ARSI A7 2 AFEE

A, avlEEe] Het Be 7)€ FUSA@EHHC|L AN HE 52
=

gitt Yo A= 2753 AYE(Mittel- und Oberschicht)9] 2

o
=

e
re

=

Foked] vte) GulAoIAL AF olehs AW (Klassen-Begrif)e A8+
9k

- AHH E0 ANE-Re)H Sue oflsitt 2, A, A%B A, 54
o] 4, 71231 8 Aol TRk A, YehEim A b, e
o} 53 2 REA AAA 84 5L EI)

R EE R R CE RN ER EE RS B RS E L R
Sf) skt

- A 20 o AL Bk 3R thEIA B olojX|wA B
a4 wiste Ay

20) AAA, p.21.
21) ZAIA, pp.28-29.
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=9l0] AEe|TA 4 A7}
o} Fa% BHAAES

2

s

H 3-10] MEZ|A|0[42] 471X] SHOIM 2440t H7HD

7= HYX Rt ALEIN R 4N EH A& o|0| R
Qo= Lto] 7| X8 JZH0f| Thst IHEHSE
HH|o| Hx IR kLT DNE S £43l/E43t
= QT HFRF YHTE 7 #3E HE-EN, 25 | AniHE
TR EX =Y AEHN EX (@Cjo)EEe| 2=
ARFE O|F=H{ZE HEHAXE Bt
HEX|H SN T N T|EHEZSTE, £2HA, & | D[pALEt
" SHE eSS SAIZAIE, Halikls, 8 | AEX Aol Sy
'(f: QALHe| X7tz 0| et 0|=8(01TA 1) s S) AHEHTO| E4N
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[Z 4-9] TAA| BAIX|7} 2 5}

s L7t &/ m) H3LE (%)
2013 2014 2015 2016 2017 13-14 = 14-15  15-16  16-17 | 13-17
M= | 804,550 819,663 850,273 = 876,231 896,532 1.87 3.75 3.05 2.32 10.99
oAl | 794,000 @ 825,400 867,026 @ 891,920 963,890 | 3.95 5.04 2.87 8.07 19.93
CH&X| | 377,699 ¢ 373,327 « 380,285 391,292 419,116 | -1.16 1.86 2.89 7.11 10.71
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2] - 141 AEThE] A AT FEA ARo] A Soliti(140%) 47
7142 1590 Adeu] 27 Z71etgieh. 2AAE AL AT FEA 7H2o] 73]
234 Z7FHL Qi A0, FEAL AT 159 o] ghdsshis o] 2iet.

I_‘

[ 4-10] 24| YA BEM A1 B}

Qg K7+ (3/m) H3tE (B9 : %)
2013 2014 2015 2016 2017 13-14  14-15 15-16  16-17 @ 13-17
e 1,/67176 1975763 + 2276273 = 2178881 2189279 | 12.44 = 1521 @ -428 -0.90 22.88
A 1813706 |+ 1806166 2082527 2,016573 @ 2269967 | -0.42 163  -3.17 . 1257 20.1
CHARI(S) 842,631 981,069 15%,152 937,843 @ 126302 | 1643 @ 62.70 -41.24 @ 34.67 49.89

25 IEDES MHT ZIHAIAH (2018.8.10., 10.118L) X2 EIHZ H7E I1Z, 24
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[E 4-11] 2HA SUUR L BS LTI 254 724

2= 7{2h2 (B9 - ) H3kE (T - %)
= 2013 2014 2015 2016 2017 | 13-4 1415 1516 16-17
A 7,236 8,076 8,256 8328 7,908 | 1161 223 087 -504
M2 | MiE [ 2502 2820 2556 2,628 2472 | 891 -963 294 613
CISCPIR | 4,644 5,256 @ 5,700 5,700 5436 | 1318 845 0.00 @ -463
A 1,080 1,140 1,128 948 900 | 556  -105 -15% 506
FMA| [ AR | Be4 468 | 432 @ 420 @ 396 | 188 688 277 -499
OECPRL | 516 0 672 | 696 528 @ 504 | 3023 357 2414 455
Al A 60 144 @ 84 36 60 | 140 -M67 5714 6667
@;@ Aolele | 24 48 36 12 24 | 100 248 B9 100
ISP | 36 9 48 24 36 | 1667 -50 @ -50 @ 50
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3 AR % shfolue A&H 0w Aus FEdh

H 4-12] 24X 012 31 0pE tHet (X2 67HE)

&Y (2red) &Y HaHS (%)
]
2017.11 2017.12 2018.1 2017.11 2017.12 2018.1
o4 2,368 2,694 2,407 - 121 -11.9
e
7 1| 1,453 1,546 1,456 - 6.0 -6.2
; oAl 1,791 1,958 1,742 - 9.32 -11.03
e
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24|
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o) 7 HH| 784 939 949 - 19.77 1.01
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FERUTE ATARG T FAEY A AR 02 HE 2T 67]E 7Y AY R
2 A, E-F AT TFA LG HA A o] =] =9 AR AE W=
Q1 & Q=19 YA 5 AR AR 7R thAdA] Wiet Q1o]l ARt el ARt
E33} Hoj|o] o] HHEA =5 A EltiHo]7F 2016 37E JAo] Al&tE]of
23752 £ QlouE I AARETAtR TS BT o5 {1 HelE 4
HEH 20159 100% o1 ZA S7 sttt 2017d0ll= A4Stk

H 4-13] 2| YR ST W (212 67HE)

1= 17.6 17.7 17.8 “17.9 @ “17.10 | 17.11 | 17.12 @ 181
ChAL| R | 22,679 21,645 22,978 22,360 18,010 | 13,017 16,117 17,290
© H5H2(%) -4.78 5.80 -2.76 . -24.15 | -37.41 18.68 6.78
SR AHTR YHEM AAH (2018.7.20%%) X2 EOZ A% 7Hg, 24
H 4-14] ZHA| X AT tHe}
1= 2014 2015 2016 2017
A= 379,853 815,337 1,026,845 874,772
CHX| BT [0 - - 46,223 59,128
Al 379,853 815,337 1,073,068 933,900
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AR 9} TR O] URESAI2 201337 E A& 07 F7Fstal Sl thgA] o)A
ATHSAIHL 139~ 179 Aol 2F 58% S7Fotitt. Al AE 4, 71, 48, 715t
7HH|7F 497 2A S7H°1349 671-)" 179 2571, °F 316%)5HdT. L
—’F o] 7H v AekSA1 9] HlFe] 53] ST A ofd ZoRE &
9} $HAAE2 131 o] % X & 0 & FTlekal Y=t ‘14Wo] A

H 4-15] 4| YHSAY 57+ 50((2013~2018)

e TAHA| Che X

- IH==(H) Hat2(%) H==(H) H2k2(%) HIE
2013 2,943 - 175 - 29.81
2014 3,273 11.21 204 16.57 32.33
2015 3,631 10.94 228 11.76 33.14
2016 4,051 11.67 251 10.09 33.29
2017 4,425 9.23 277 10.36 33.70

EX : K| Q1517+ B0JEf (2018.7.20., 10.18%) A& EOZ AT 718, 24

[E 4-16] ZLA| YK LUSMH MIF PSE 52 F0]
T Lk A < =
5HAl FHE o5(=x J|EF2AI
o (1374 %) Al HH| FEEFD [EtSA

T + | ®Ex [ waE | MEs | wag | HEs | mag | Mms | wEE | MEL | wEs
(h) (7h) (%) (7H) (%) ()] (%) ()] (%) (7h) (%)

2013 587 175 - 45 - 6 - 13 - 111
2014 631 204 16.57 h3 17.78 11 83.33 17 30.77 123 10.81
2015 688 228 11.76 57 7.55 15 36.36 18 5.88 138 12.20
2016 754 251 10.09 62 8.77 21 40.00 18 0.00 150 8.70
2017 822 277 10.36 65 4.84 25 19.05 20 11.11 167 11.33

“13-17 58.29 44.44 316.66 53.84 50.45
ZX 1 XXk 21547} G|0|E (2018.7.20., 10.1™L)XE EUZ SRR 712, A
*IHWAK| LY SHA/FHH/RE/7 [EFS AR 21517t HIO|E 1898 7H2H| YHtSAIEE MO R & 3671 18 SAIH0| ofd

18) 244 1517} Blole] WRRGAA3A) 1 716k, 7, 54, 418, DAL, A/ DR/ 27, 24, T
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of 87§2] ZRBERAE SaFOIE A E o84, AEY, 587, kA<t i

Samses exngc
™= =g & A | up=a
°oF gy OB MR .o | Eo ;‘Jﬁé . g%*? ;Z;_j sut0f
(1D

2013 10 35 9 7 5 0 16 4 1 8
2014 1 37 9 7 5 0 16 4 1 8
2015 12 40 9 7 5 0 16 4 1 9
2016 12 41 9 7 5 0 16 7 2 9
2017 12 44 9 7 5 0 16 6 2 12
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O &Hes
A3 AR Q1517 H0lELS ko 2 W Fa9isg ALYSHL, 3 4ok )
Z010] A AR EAISle] UL ASIE Dletstgich. HE] A v
2 9Jo) % SYHE 107 WY HE SR BDstel HAXS9 AAX419 2
AVESISICh. A A 139 o] F AFe] 7t EFEIglon ' 144o] Wste] %
o] TP} o) FABHIL Q= Aolch

[ 4-18] A2} THAIO QIS AT LIS HTQ] Kj4

=2 AR
e i A QIX |2 . AN AKX
oy of ooz S ol of | = | ©
8 | WE | ®9S gome | mumy | 09 M aema | meme
2013 | 234 269 2,943 0.80 0.91 5 6 119 0.42 0.50
2014 | 330 263 3,273 1.01 0.80 10 14 129 0.78 1.09
2015 | 358 295 3,631 0.99 0.81 13 10 142 0.92 0.70
2016 | 384 295 4,051 0.95 0.73 20 46 162 1.23 2.84
2017 | 410 355 4,425 0.93 0.80 14 10 176 0.8 0.57
EX 1 XIXHH| 1517t |0|F—‘| (2018.10.2T%) Xj2 EMHE A7T 718, 24
RHQIR IS SUTO HE O] Feis, HYU4E ofn|
TARA CH&A|
150 ‘ 150 :
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1,
1.20 I 1.20
2014 02015
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0.90 PP e g 0.90 -
¢ 2017 — < 2016
.%g .% ®2013
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. - 0.30 0.60 0.90 1.20 1.50 ) - 0.30 0.60 0.90 1.20 1.50
s il B o 2|
o TitA| o CHAIX|
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O FUSEL
A FUSER19= 20134 o] F A& 02 7hasto] A 4 71 ok 21%= I A
LAk 20159 8E ZAZS 234 o5 Y= FAlolth
[F 4-19] ZAA| CHAIX] L FOISEQ171 w5}
2 Q171 15} (1) HI5HE (%)
= 2013 2014 2015 2016 2017 BUYU U5 BB BT 1317
M2 763,383 770,761 | 778833 @ 786535 794,162 | 097 i 1.05 099 : 097 @ 3.97
TAAL | 111,777 0 112695 0 113,907 |+ 114940 115480 | 0.82  1.08 | 091 047 = 3.27
CHAX] 8,145 7,801 7,357 6,991 6,739 | 42 50 4B 36 1809
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22 Tjolsly] 9f8) AR WAL 164o] 8710] o Zojgont e A
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[2 4-21] ZAA| CHAK] U SHS O 2 ST 38
= 2013 2014 2015 2016 2017
NES 7 4 9 3 4
DR | BHE T 3 0 1 3 3
s 1 3 1 8 3
EX: ZENER I7IZ7HERE I7ESFHINYAPI SAIX|7}(2018.7.208%) Atz EZ A7E 712, 2A
[5 4-22] A BXIFR 38 (2018 34X} 7|2
7 BIFLXFD HAmXFR R
LA CHAX] 242 .98mt 0.0005m* 21,597.75m*
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A= 201640 T2 ST FAA7HFSEC] EUE A 0E e
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w17d ZAF7E

w134 BA|FI7H

I o- 56200 | B
[ 56201 - 106,000 [ k201 - 216,600
[ 196001~ 235,000 [ msso1-257.700
I 2:5001- 380,000 B 257701 - 413,800
I 550001 - 2,860,000 I +13.501- 2,725,000
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[E 4-23] SFA SAIX|7} 3 Hst

2 7 (&/m) ISHS (%)
= 2013 2014 2015 2016 2017 13-14 | 14-15 15-16 : 16-17 | 13-17
=4 49,775 51,290 52,662 54,147 55,513 3.04 2.67 2.82 2.52 11.06
SFA | 245559 | 253,433 252,829 | 253,032 = 254,564 3.21 -0.24 0.08 0.61 3.65
CHARX] | 288,693 295,289 @ 301,022 @ 316,403 = 322,237 2.28 1.94 5.11 1.84 11.18
EX: ZENSY, ZVIZVHETEH Z7IESHINLAPI ZAIX|7t(2018.7.208%) A2 EHE S 712, 2XM
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g 8
0
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2013 2014 2015 2016 2017 il
~33dE 33 04l
[2 4-18] BFA| BAIXI7} L BSHE (H7X XpA)
O 234714 2 234 72l
A AF-E B4 AAHTL 7FEF0|E A EE tiAR| = 150 24| A5t
"16Q9] tha A4S oL 17W0]| THA] 34%7FF AF55Hed) BHA F5A1=" 160
OF 140%71F A A5 138~ 178 Alo] FFAl+= OF 30%715F A4S wha
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7he-d) v d 70~8074 Q= X3 =] it
[E 4-24] BFA| MR HEAM HaY7}2 #5}
25 HeN7H2 (29 : /) I5HS (TH91 : %)
= 2013 2014 2015 2016 2017 13-14 @ 14-15 | 15-16 @ 16-17 : 13-17
=4 2,828,241 « 3,970,368 @ 2,790,341 : 2,849,002 @ 2884,146 40.4 -29.72 2.10 1.23 14.00
SFA 1464660 | 1,105,750 | 1,166,931 @ 2,782,898 : 1,971,255 | -24.50 5.63 13848 | -29.17 i -29.17
CHALR
1E)| 619,381 459559 1243339 « 979,021 @ 1,318371 | -256.80 17055 @ -21.26 @ 34.66 8.86

=X SENSE A7 SIHAIAHR (2018.10.4T%) Xtg ENZ ST 713, 24
HYRI(EHY) : 1S, HEE, 55, s28, 538
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[E 4-25] SFA 4AY

2 9 BRI REA A et

e ez (29 - ) Hak= (H9 - %)
= 2013 2014 2015 2016 = 2017 | 13-14 1415 15-16 16-17
A 6,228 7,056 8,652 7,884 7,608 | 1329 22.62 -8.88 -3.50
4 Aloleim [ 2980 1 2,388 3,276 2,760 | 2,748 | 474 37.19  -1575 -0.43
C=CfE | 3,048 4,668 5376 5,124 4,860 | 18.24 1517 | -4.69 -5.15
A 432 468 456 516 | 432 | 833 -256  13.16 -1628
BFA | MNee 96 96 108 = 132 120 0 125 2222 -9.09
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2
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FEUTE 2ATUITTE AEEH Aladlozie 22 o7 7 A2 75

g, THETFEE S 7 A

o3RIl A A A ATe] T 0 TR HE v
2 WA AR 71eE A ek ltel Atk B4k, 3
2 WA PEES) Kol W

€ d5A7IE 470 Al Alsto] RistsolE A et

A2 FEQlTe 22 671 2F 179 992 AlQfshals B AR Ao g e
Wt AR 14300 a7 179714 75k o, 181de] thA] 2

H 4-27] SFA| HEX| RS Hat (212 6702)

T2 “17.6 “17.7 17.8 “17.9 “17.10 “17.11 “17.12 “18.1
A %%_?.l—_rl(%) 20,178 19,988 18,115 = 20,899 16,939 15,864 14,262 13,525
HSER(%) -0.94 -9.37 15.37 -18.95 -6.35 -10.10 = -30.24
EX : AMSOI AHEM AAH (2018.7.208%) X2 EUE HRE 7HS, 24
[E 4-28] 3FA| HAHX| 2 qeiolT s}
(20134 ~20184)
K| =
20134 20144 20154 20164 20174
3iHd 1,656,903 248,426 136,020 323,467 378,535 423,145
33 =08 437,628 71,601 56,105 88,387 95,111 84,799
ZE3FEEY | 3,191,499 513,481 497,381 539,695 630,246 703,072
29 833,508 689,506 951,549 1,103,892 1,211,016
(M2 %) (-17.28) (38.00) (16.01) 9.70)
SAME|DEA 907,687 - - - 373,756 405,042
STIMK AR 48,698 - - - - -
EZEsin 12,871 - - - - -
L LS PN 65,244 - - - - _

E3 : BEXAGEAAH (2018.7.20%%) A2 EM2 HAE 712,
Ao AUEA>= HQSH A

*INYEEO| XO|2 HAO

;ro R
gqgs F=

A

fX HE2ILH|O|M TITHAHA A7 - LYY TAMSAYE SHC=

134 d¢



O Y5 : ASHEQ| HR0)

A9} AR O] LERZAIH2 2013 HE 10% W= 53] F7Ts8kaL Q= 7R
gl ddA el A 7H7E 139 570014 1178 20702 2A] STl ARk
S AEA JSZSAHEY T4, 7H, 58, 71eRSA] BF A= 254 SVl 9l

=4, 2 72l

E£3] 7H9|9] T7HF42.8%)7F FEA I Y A o2 YEldeh 18

U A 4% 4 ol 7t QukeA o] vlgo] Ss] S AL ofd oa B
A gt
B 4-29] XA LUSAH 52 £0|
- _ 2R _ _ E;Hf‘f,x' _
TH0H) HI3I2(%) TH40H) HIB12(%) HIZ
2013 1,497 - 119 - 29.17
2014 1,631 8.95 129 8.40 29.86
2015 1,775 8.83 142 10.08 30.08
2016 1,929 8.68 162 14.08 31.21
2017 2,085 8.09 176 8.64 30.88
EX 1 X|XIA| 21517} HI0|E{ (2018.7.20FL) XI1& EHE ¢TI 712, B4
[E 4-30] BFA| CHAIX| LHISAIM KISt U 57 50|
A | 2uteAm . . S -
S (=3 El |
oz | (ot ) 514] 7 SEFH) pIISEN
7= e
* | mma [ weig | yms [ wae | mms | was | mua | waig | mEs [ wae
O o | @ | o | @ | o | | o) | % | oD | %
2013 408 119 - b2 - 5 - 16 0.00 46 0.00
2014 432 129 8.40 b4 3.85 10 100.00 16 0.00 49 6.52
2015 472 142 10.08 59 9.26 12 20.00 18 12.50 53 8.16
2016 519 162 14.08 64 8.47 14 16.67 23 27.78 61 15.09
2017 570 176 8.64 66 3.13 20 42.86 23 0.00 67 9.84
13-"17 47.90 26.92 300.00 43.75 45.65
=% : X|KHR| 91517} HI0|Ef (2018.7.20%%) X8 EME H7X 712, BA
*CHARX| LY SHA/7HH|/QE /7 |EFS AKX Q1517 C|O|E| 1895 7120 YHISAIMS tjAlCZ &t 367H 12 S41F0]| ot
20) YuHSAH0) AJE QJE BRHpAlS oF FAM] AWUE Za
H 4 & - A MEZ|TH0IM SHEX|E W AlEEE 135



50

40

30

H2 (%)

3

20

2

I

2013 2014 2015 2016 2017 %=

~SFA 7|

(72 4-22] BN U THYR| LUSAH HEE S7HE0] (7 5HY)

200 -
Il
160 (179.52%)
160
140
g s
120
0f
;%100
wr 80 PR
F 60 @1.21%)
40 -
ey H
28 P 2470%)
2013 2014 2015 2016 2017 9=

BN Bt T

(3 4-23] SFA| HYX] L LUSAE ME HSE BT (7T ZHY)

35 2cgoo
20 o (30.88%)
5
¢ 20
0f
g
515 aty
Ea —
—_— . 1158%)
10
5 i1}
0 — (351%)
2013 2014 2015 2016 2017 9=

~HSNE BN T

[ 4-24] BFA| CHAR QS AYE KISt RIBS IS B8 (@TT 5

136 HeiX ME(LAH0|M ZITHA A7 - ZEHME SAIHMAIES SHo2



2] 2 AR 447 0]-8%00] o7t 71 A ool
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[ 4-31] SFA| CHAX U ZRYHAE U SHAZUSU/OIST, 28120 52 0|

Famges s3gc
o EN .
T gz ey | oy | e 303 Tyl ’.;ﬁﬂ ng ;"u";f Sure!
IED

2013 b 24 9 17 4 1 10 5 - 15
2014 5 25 9 17 4 1 10 5 - 15
2015 5 29 9 18 4 1 11 5 - 16
2016 5 32 9 18 4 1 12 5 - 16
2017 5 35 9 18 4 1 12 5 - 17
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A 22 Ao XA AFA] [Is7HHolE E e s U A gaE At

A3l A ot WY eoke] WA A= BAISI0] /et Mgk welsial

o 35 WA 1393 14800 AR S48 el AAeT (1540

AT ThAs SE A 1610l A O] WSkt %’iﬂur HJA 7 AA S
7 A F4E AR Uyt 17900159 23} vk #iske g ou

32 oA S ARl

H 4-32] SFAI THAX|| LHISAR WES S X2

SFA| CHAK
E AT QK| AT QK|
%= se | my | ses | OHAR g Wy | ewm | NS
AAXS | HYKS AAXE | HHX|S
2013 102 102 1,497 0.68 0.68 5 6 119 0.42 0.50
2014 134 148 1,631 0.82 0.91 10 14 129 0.78 1.09
2015 144 163 1,775 0.81 0.92 13 10 142 0.92 0.70
2016 154 284 1,929 0.80 1.47 20 46 162 1.23 2.84
2017 156 183 2,085 0.75 0.88 14 10 176 0.8 0.57
EX 1 XXk Ql517t C|O]E (2018.10.2%%) Atz EZ ARE 7HS, 24
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SUMMARY

A Study on Measuring System of
Commercial Gentrification

Sim, Kyung Mi
Lee, Sang Min
Tchah, Chu Young

Chapter 1. Introduction

In recent years, many local merchants have difficulty in affording rapidly
increasing commercial rents, particularly in some hot commercial areas
including Gyeongnidan-gil Road, Yeonnam-dong, and Seongsu-dong in Seoul,
the capital of South Korea. The sharp increase in rent is often accompanied by
other social, economic, cultural, and political issues and consequently leads to
a serious hardship of existing merchants and local residents, which is termed
commercial gentrification. The problem of commercial gentrification is now
nation-wide issue as it occurs even in small- and medium-sized cities in South
Korea. Prevalence and rapid expansion of commercial gentrification across the
nation naturally raise a key policy question; how we can measure and respond
commercial gentrification in a timely manner. Many academic and policy
studies were recently conducted to address the question. Lack of full
understandings about the nature of commercial gentrification, however, have

often prevented researchers from developing an effective measuring system of
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commercial gentrification. It is truism that commercial gentrification affect
neighborhood in positive and negative directions. This means such positive
effects as neighborhood revitalization and urban regeneration should be
maximized while negative consequences are minimized, and vice versa. Thus,
policy outcomes largely depend on both measurement of commercial

gentrification and subsequent policy responses in timely manners.

This study aims to propose a new measuring system of commercial
gentrification to detect and gauge prevalence of commercial gentrification in
neighborhoods across South Korea. First, we define the concept of commercial
gentrification. Based on domestic and international literature review, we
develop indicators of commercial gentrification. Demonstration of our
measuring system is presented for Gunsan-si and Gongju-si. For public use, a
measuring system is proposed to provide the public and other gentrification
researchers with agent, data source, applicable spatial area, indicator update
timeline, and relevant statistical database of individual indicators. We conclude
by emphasizing use of our indicators and measuring system and suggesting

policy and program improvements.

Chapter 2. Analysis of Character and Measuring

Case of Commercial Gentrification in Korea

In chapter 2, we summarize domestic and international studies on measurement
of commercial gentrification. Previous studies commonly find that commercial
gentrification is so place-specific that measurement method and indicators can
vary across places, which should be considered by gentrification researchers as
the most fundamental nature of commercial gentrification. Though many
domestic studies were conducted in recent years, discussions on the indicators
of commercial gentrification and correlations between indicators were rarely
found. To fill the gap in domestic research on commercial gentrification, we
conducted more-focused literature review on domestic studies that attempted

to develop indicators of commercial gentrification.
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A list of phenomenon and corresponding indicators that are found in
commercially gentrified or gentrifying areas were summarized by reviewing
empirical analyses on commercial gentrification, Seongdong-gu study and
Yang's indicators. These domestic studies have an implication to our study in

that they list up important and quantifiable indicators.

We develop a list of Indicators of commercial gentrification, including land
price and rents, change in retail composition(change in restaurants), frequency
of media and social networking service (SNS) reports and Floating
Population/Visitors. Also suggested in this study is detailed method to collect
and manage each data source. First, it is noteworthy that it is hard to collect data
on exact rents and sales, which are found irreplaceable by appraised value of
land. Also we suggest that displacement is a complex phenomenon and
consequently requires a proxy that could be feasibly quantified. In addition, a
variety of big data collection is available for data on media and SNS reports.
Beyond availability of existing data, we suggest to build new data sources for the

public and researchers.

This study also provides overall implications on how to measure commercial
gentrification and reflect the measured results on gentrification policy and
program. First, existing indicators do not appear to be used to gauge prevalence
of gentrification due to large discrepancy of survey period and actual timing of
gentrification. Seongdong-gu study shows that gentrification researches need to
provide a way how to reflect empirical results practically on gentrification
policy and programs. Given that commercial gentrification occurs very rapidly
and in a complex way, careful interpretation on empirical results should be

emphasized by researchers.

Chapter 3. Analysis of Measuring Commercial

Gentrification in UK, US and Germany

We turn to international literature review in chapter 3. The chapter summarizes
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overall trend in commercial gentrification and measurement methods in United
Kingdom (hereafter UK), United States (hereafter US), and Germany. We
specifically focus on background, purpose, indicators, measurement procedure,
detailed calculation method of indicators, and major findings of key studies in

each country.

A UK study connected social diversity score with index of multiple deprivation
(hereafter IMD) to measure prevalence of commercial gentrification.
Considering that gentrification often occurs in socioeconomically
disadvantaged neighborhoods where rents are relatively low, it totally makes
sense to utilize level of deprivation to quantify gentrification. Linkage between
IMD and social diversity indicators seems particularly useful when it is used with
big data sources. A limitation of this approach would be that the social diversity
score could only be created through a complex computation in technical

support of experts and institutes.

In the US, early warning system has been developed in many largest cities to
inform local residents, merchants, and policymakers of start or acceleration of
gentrification. Two notable characteristics of gentrification research in the US
are that i) many studies focus on residential gentrification more than
commercial gentrification, and ii) US scholars seem to reach a general
agreement that gentrification is a very place-specific phenomenon so that
quantitative indicators should be developed differently in different places.
Despite the place-specificity of gentrification, some studies examined
statistical correlation between socioeconomic indicators related with
commercial gentrification across multiple neighborhoods. For example, a US
study developed empirical indicators of commercial gentrification, including i)
retail turnover, churn, and retention, ii) disproportionate impacts to
minority-owned establishments, iii) signal establishments, and iv) chains and
small businesses. Among these indicators, the researchers found that only one
indicator, disproportionate impacts to minority-owned establishments, had a
statistically significant relation with changes in retail composition of the
neighborhood. Also notable is that empirical indicators of commercial
gentrification were developed in a full consideration of overall changes in

commercial areas.
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To understand German context of commercial gentrification, we focus on a
pioneer meta-analysis study on around 70 studies, between 1980 and 2014,
about German gentrification. The thorough review study suggests that there are
social, constructive, commercial, and symbolic dimensions of commercial
gentrification and each dimension appears in different pace in different
periods. An additional key implication is that, within German scholarship,
researchers reach a consensus that it is very hard to generalize driving actors
and causes of gentrification and gentrification itself. For that reason, German
studies on gentrification have evolved towards case study and comparative
analysis rather than generalization. Also emphasized is that there is a series of
progressively different gentrification, which naturally led to different factors in

different level of gentrification.

In sum, we find a common and recent trend that more and more studies attempt
to examine place-specific nature of gentrification. In particular, many
researches focus on case study and comparative analysis. Despite limited
take-aways about empirically quantifiable indicators, international literature
review matters in the context of South Korea because lack of studies on small-
and medium-sized cities requires greater emphasis on place-specific nature of

gentrification among Korean gentrification researchers.

Chapter 4. Developing Indicators of Measuring

Commercial Gentrification and Case Demonstration

Based on domestic and international literature review (chapters 2 and 3), we
develop empirical indicators of commercial gentrification in chapter 4. Case
demonstrations on two selected cities, Gunsan-si and Gongju-si, show that our
indicators can measure commercial gentrification in those selected cities well,
but careful approach is needed when applying our indicators to other cities in a

very different context.

We first pooled existing indicators that were developed in other studies. To

choose key indicators, the pool of indicators was reviewed and discussed by
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experts from a variety of fields closely related with commercial gentrification.
We evaluated key indicators in terms of four criteria, including importance, data
availability, data reliability, and computability, and determined seven final key
indicators and nine supplemental indicators as shown in Table 1. We chose not
only indicators supported by available data but indicators that are very
important but not available due to data limitation, emphasizing the need of

creating new data sources for those indicators.

{Empirical Indicators of Measuring Commercial Gentrification)

Category Indicator Indicator Description
Rents Change in Rents
Sales Change in Restaurant Sales
Key Real Estate Price Change in Real Estate Price
Indicators  Floating Population Change in Floating Population
@) Visitors Change in Visitors to Major Spots
Composition of Retails Change in the Number of Restaurants and Necessity Retails

Opening and Closing of Retails  Index of Opening/Closing of Restaurants

Appraised Land Price Change in Appraised Land Price
Real Estate Transactions Change in the Scale of Real Estate Transactions
SNS Reports Frequency of Online Exposure
Supplemental Residents Number of Registered Residents
Indicators  Absentee Landlord Transition of Ownership

© New Construction Change in the Number of New Constructions
Major Rehabilitation Change in the Number of Major Rehabilitation
Remodelling Change in the Number of Remodelling
Merged Land Parcels Change in the Number of Merged Land Parcels

We apply selected final indicators, except unavailable data on individual rents,
to Gunsan-si and Gongju-si by collection of data, computation of indicators,
and interpretation of results. Findings confirms a strong correlation between
indicators of Visitors, Real Estate Price, and Composition of Retails, indicating
that the variables capture commercial gentrification well. We suggest that
further collection and development of data sources, including Sales and Floating
Population, are needed for future research. Also we emphasize the development
of ground-truth variables to reflect real world conditions into our empirical

indicators.
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In terms of generalizability, we do not suggest wider use of our indicators yet
despite its meaningful results in the selected two cities. We contrast Gunsan-si
and Gongju-si to national and broader province data to better understand
trends over time in those two cities. Depending on indicator, we find
considerably large discrepancy of prevalence of gentrification reported by
different indicators, implying inconsistency across indicators. Statistical
significance was also varied across places. These limitations prevent us to
identify prevalence of gentrification in each city, suggesting need of additional
case studies and new data sources. Of particular importance is development of

method to identify the timing when gentrification begins in a place.

Chapter 5. Measuring System of Commercial

Gentrification in Korea

Summing up empirical indicators and case demonstrations, we propose a new
measuring system of commercial gentrification in chapter 5. In particular, we
suggest a variety of ways how researchers and policymakers can take advantage
of empirical indicators and measuring system of commercial gentrification. We
provide multiple dimensions of empirical indicators, including agent, raw data
source, spatial area, and update frequency, for each of seven key indicators and
nine supplemental indicators. In the preceding chapters, we cautioned limited
generalizability of our indicators. Additional studies on other cities and regions
are required to secure generalizability of our approach. As an alternative use,
we alternatively suggest researchers and policymakers to make use of our
empirical indicators and measuring system as base indicators to specific urban
regeneration project in order to conduct site-based gentrification study and
accumulate additional results on other areas. Given that commercial
gentrification is often the flip side of local economic revitalization,
gentrification indicators can be also used to assess performance of urban

regeneration projects.
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Chapter 6. Conclusion

We suggest program and policy improvements and future research agenda in
this final chapter. The first policy suggestion is to include urban regeneration
projects into the pool of commercial real estate survey administered by Korea
Appraiser Board and consequently to apply our empirical indicators and
measuring system to the project sites. Secondly, we propose to launch and
monitor new measuring system of gentrification in areas designated by urban
regeneration new deal project. For that purpose, a national guideline needs to
be provided for local governments and project managers. A separate budget is
also needed to be allocated to measure and timely respond gentrification.
National government has to collect and administer local project-based
resources to build a national database for public use. We turn to future research
agenda. First of all, we propose multiple case studies on gentrification of urban
regeneration project sites. A fuller research on correlation between
phenomenon and empirical indicators of commercial gentrification. We also
suggest to develop a gentrification prediction model that reflect social diversity

score as used in UK study.

Scholarship and policy discourses reach to a consensus that gentrification is
very place-specific and no single research method and indicators fit all. In
addition, most domestic studies were focused on gentrification in Seoul. Lack of
research on gentrification in local cities and urban regeneration new deal
project sites warrants more emphasis on gentrification in localities out of Seoul.
We examined two local cities whose pattern of gentrification largely differs from
that of Seoul. We also proposed a new measuring system and empirical
indicators of commercial gentrification and how other gentrification

researchers and policymakers can take advantage of our approach.

Keywords

Gentrification, Commercial Gentrification, Displacement, Urban Regeneration, Neighborhood Change
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{Measuring System of Commercial Gentrification)

Public Data

Availability  Local

(www.nsdi.go.kr)

Indicator Indicator Description Source of Data Dat Expert | Spatial Area Update
Nat| Local “2%@
. Korea Appraisal Board Update
Rents Change in Rents (http://www.r—one.co.kr) Needed @)
Sales Change in Restaurant Small-sized Merchant Group o Project 3
Sales (http://sg.sbiz.or.kr) Area month
Real Estate  Change in Real Estate m;:;sstt? gtf I;:n:r} d Transport.| O Dong 1
Price Price Y u, p . port, Area Year
MOLIT(http://rt.molit.go.kr)
«, Floating Change in Floating Small-sized Merchant Group o Project 6
% Population Population (http://sg.sbiz.or.kr) Area month
3 o . Nearby
Z \Visitors Change in Visitors to  Tourism Data System o Main Tour 1
= Major Spots (https://know.tour.go.kr) Place Month
=}
§" Change in the Number
g of Restaurants, Korea Census Bureau o Dong 1
@ C o Necessity Retails, and (https://sgis.kostat.go.kr) Area Year
omposition .
. Infrequent Retails
of Retails -
Convenient Stores, Proiect 1
Franchise Cafe, and  Field Survey (@) Ar]ea Month
Gifts Shopts
Opening and Index of Opening or
Closing of Closing or combined  Local Permits Data o Project 1
Retail 9 opening/closing of (http://www.localdata.kr) Area Year
etails Restaurants
Appraised Change in Appraised . Dong 1
Land Price  Land Price Local Government Website O Area Year
Real Estate  Change inthe Scale of ~ MOLIT o Dong 1
Transactions Real Estate Transactions (http://rt.molit.go.kr) Area Year
Frequency of Online  Data Purchased from Python
= SNS Reports Exposure & R Crawling Foursquare ©
=]
@ . . .. .
. Number of Registered National Statistics Portal Haengjeong 1
%)
é Residents Residents (www.kosis.co.kr) O -Dong Year
cgb Absentee Transition of m::;:icstzfga;f;; o Dong 1
% Landlord Ownership ( . Area Year
& www.nsdi.go.kr)
g New Change in the Number Construction Data System o Dong 1
§ Construction of New Constructions  (http://open.eais.go.kr) Area Year
a Major Change in the Number Construction Data System o Dong 1
Rehabilitation of Major Rehabilitation (http://open.eais.go.kr) Area Year
. Change in the Number _. Project 1
Remodelling of Remodelling Field Survey O Area Month
orgdLand g o tbor i S0 |
Parcels of Merged Land Parcels
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