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Enhancing Policies for Anchor Spaces to Revitalize Local

Commercial Districts

- Focusing on Cooperative Commercial Spaces in Urban Regeneration Areas -

Jung, Ina Kim, Youngha Kim, Jongbum

Aewwng

Introduction

To address the rising number of small business closures and the crisis in local
commercial districts, the administration has adopted “Commercial District
Renaissance 2.0” as a key national agenda. Various ministries are implementing
policies to revitalize local economies, including the Ministry of Land, Infrastructure
and Transport’s urban regeneration projects, the Ministry of the Interior and Safety’s
living area based local branding initiatives, and the Ministry of Culture, Sports and
Tourism’s region-specific tourism development projects. Notably, 56.6% (364 sites)
of the total 643 urban regeneration project areas (selected from 2014 to 2024)
encompass 'local commercial districts' as defined in the 'Comprehensive Plan for
Win-win and Vitalization of Local Commercial Districts (2023-2025)" announced by
the Ministry of SMEs and Startups pursuant to the Regional Commercial Districts Act,

demonstrating a close strategic alignment with commercial revitalization.

In urban regeneration projects, anchor spaces serve as strategic platforms not only
for delivering public services to improve living conditions but also for fostering
environments that facilitate participation in local economic activities, thereby
stimulating consumption and creating jobs. However, under the Urban Regeneration
Act, these spaces are narrowly defined as ‘shared-use facilities’ for enhancing
resident welfare, leaving a conceptual void for economic anchors aimed at
commercial revitalization. Consequently, while projects are established with the

expectation of revitalizing local trade, the lack of specificity regarding facility
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functions, target users, and operational models limits their capacity to generate

profit and stifles tangible economic revitalization outcomes.

Cooperative Commercial Spaces, which serve as the flagship anchor spaces for
commercial revitalization, are designed to combat gentrification and stimulate
distressed commercial districts by offering subsidized startup spaces to small-scale
entrepreneurs and young founders. However, despite their strategic intent, their
operational outcomes have fallen short of expectations, with a negligible impact on

broader commercial revitalization.

This study comprehensively reviews the creation and operational status of
commercial revitalization Anchor Spaces in urban regeneration projects, with a
focus on Cooperative Commercial Spaces and their linkage to local commercial
districts. It proposes policy and institutional improvement measures to enhance the

effectiveness of Anchor Spaces as tools for commercial district revitalization.

Analysis of Current Policies and Key Implications for Commercial Revitalization

'‘Cooperative Commercial Spaces' suffer from ambiguous policy direction, as they
simultaneously pursue the conflicting objectives of mitigating gentrification and
reinvigorating declining districts. Under the Urban Regeneration Act, these
revitalization hubs are governed by the same regulatory framework as
community-oriented 'shared-use facilities." Because they primarily target
small-scale merchants and vulnerable groups, their capacity to function as

competitive economic anchors is structurally constrained.

Furthermore, there is a lack of institutional alignment between different statutes
regarding mutual growth agreements. While agreements under the Urban
Regeneration Act focus on rent stabilization and preventing displacement within
project areas, those under the Local Trading Areas Act serve as statutory
requirements for designating revitalization zones.These factors collectively indicate
that anchor spaces for commercial revitalization face inherent challenges: clashing
policy goals, a limited range of economic actors, and regulatory bottlenecks.
Therefore, a detailed analysis of project implementation in conjunction with local
commercial districts is essential for formulating effective policy and institutional

reforms.



Identification of Key Issues through the Status Analysis of Anchor Space

Creation and Operation and In-depth Case Studies

Analysis of 364 project sites containing local commercial districts revealed that
76.3% of these areas are either stagnant (48.2%) or in decline (28.1%). A full-scale
census of 'Cooperative Commercial Spaces' in areas selected in 2019 confirmed
substandard performance: the completion rate stood at only 26.1% (42 units) of the
original plan, while the operational rate was a mere 7.5% (12 units). Primary
obstacles included budgetary constraints and frequent revisions to project plans.
Even for spaces currently in operation, the impact on revitalization remains
constrained due to office-oriented leasing, a disconnect from local commercial

districts, and a dearth of businesses capable of stimulating foot traffic.

An in-depth analysis was conducted in four regions — Iksan Inhwa* Songhak-dong,
Hwasun, Busan Suyeong, and Gwangju Buk-gu — where local ordinances had been
enacted to support these spaces. The study employed a multi-faceted methodology,

including literature reviews, field surveys, and in-depth stakeholder interviews.

Key Issues Identified across Dimensions:

e Planning: Superficial commercial district analysis, ill-defined project
objectives, and the absence of standardized guidelines for the development and

management of anchor spaces.

* Space Creation: A predominance of large-scale, inward-looking spatial designs
that fail to connect with local districts, office-centered leasing that undermines

street-level vibrancy.

* Operation and Management: Deficiencies in the expertise and longevity of
operating entities, coupled with inadequate tenant selection criteria and

post-project follow-up mechanisms.

* Institutional Framework: Conceptual ambiguity surrounding commercial
revitalization anchors within urban regeneration policy, and legal dissonance
regarding the definition of mutual growth agreements between the Urban

Regeneration Act and the Local Trading Areas Act.
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Measures for Improving the Creation and Operation of Anchor Spaces to

Revitalize Local Commercial Districts

To vitalize local living economies, this study proposes a paradigm shift in the role,
development, and operation of anchor spaces within urban regeneration projects.
Policy roles must transition from simple facility supply to establishing living
economy platforms: development methods from individual hubs to networks of
small-scale economic hubs reflecting consumption patterns: and operational
systems from public-led management to public-private cooperative governance.
These shifts will enable anchor spaces, including ‘Cooperative Commercial Spaces,'
to serve as catalysts for a virtuous cycle of local consumption, entrepreneurship, and

employment.

Actionable measures are proposed across four dimensions. First, for demand-based
planning, project criteria should incorporate feasibility reviews based on
commercial analysis, while tailoring strategies to specific district types and
establishing standardized guidelines. Second, for spatial development, the focus
should be on distributed small-scale hubs that facilitate area-wide diffusion, while
strengthening commercial functionality and pedestrian accessibility for
environments conducive to extended visits. Third, for operation and management,
the study suggests introducing commercial district managers, systematizing tenant
selection, and providing phased startup support linked to performance monitoring.
Finally, to strengthen the institutional foundation, it is essential to establish legal
grounds for revenue-generating anchors, enhance multi-ministerial collaboration,

and refine regulations for utilizing vacant shops and addressing gentrification.
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